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Township of North Hanover
HOUSING ELEMENT & FAIR SHARE PLAN

Foreword

According to the New Jersey Municipal Land Use Law, 40:55D-28b(3}), a municipal Master Plan
must contain a Housing Element. Pursuant to Section C. 52:27D-310 a municipal housing element
shall be designed to achieve the goal of access to affordable housing to meet present and
prospective housing needs with particular attention to low and moderate income housing. This
report includes the Townships's third round housing obligation (2004 to 2018) pursuant to
Chapter 97, “Substantive Rules of the New Jersey Council on Affordable Housing for the Period
Beginning December 20, 2004, A calculation of the currently projected third round obligation
and a Fair Share Compliance Plan to meet that obligation are included.

The Township of Notth Hanover previously submitted a Round 111 Housing Element and Fair
Sharc Plan in December 2005 in accordance with the November 2004 COAH adopted Third
Round Rules (Chapter 5:94). The Township of North Hanover has revised its plan and is
petitioning COAH again because portions of thecse COAH rules were overturned in 2007. This
new plan meets the revised COAH rules which became effective June 2, 2008 and amendments to
those rules which became effective in October 2008. In addition, they also conform to new
housing legislation signed by the Governor on July 17. 2008.
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Introduction

In 1975 the New Jersey Supreme Court ruled that developing municipalities have a constitutional
obligation to provide a realistic opportunity for the construction of low and moderate-income
housing. In its 1983 Mt. Laurel Il decision the Court expanded the Mt. Laurel doctrine and
stated that all municipalities share in the obligation. In July 1985 the Fair Housing Act (FHA)
was enacted as the legislative response to the Supreme Court rulings. The Act created the
Council on Affordable Housing as the administrative alternative to the courts.

The FIIA directs the New Jersey Council on Affordable Housing (COAH) to provide regulations
that allow municipalitics to prepare comprehensive responses which will provide a realistic
opportunity for the provision of affordable housing through municipal land use regulation.
COAH’s primary responsibilities are:

« Lstablish Housing Regions for the State:
»  Estimate regional housing nced: and
+ Provide guidelines for municipalities to use in addressing their fair share obligations.

Municipal responsibilities under the Fair Housing Act consist of adopting and filing with COATI
a Housing Element, prepared according to COAH'’s criteria and guidelines. According to the
New Jersey Municipal Land Use Law, C.52:27D-310, the Housing Element shall contain at least:

1. The inventory of the municipality’s housing stock by age, condition, purchase or rental
value, occupancy characteristics., and type. including the number of units affordable to
low and moderate income houscholds and substandard housing capable of being
rehabilitated;

2. A projection of the municipality’s housing stock, including the probable future
construction of low and moderate income housing, for the next six years subsequent to
the adoption of the Housing Element, taking into account, but not necessarily limited to,
construction permits issued, approvals of applications for development and probable
residential development of lands;

)

3. Ananalysis of the municipality’s demographic characteristics, including but not
necessarily limited to. household size, income level and age:

4. An analysis of the existing and probable future employment characteristics of the
municipality;

n

A determination of the municipality’s present and prospective fair share for low and
moderate income housing and its capacity 1o accommodale its present and prospective
housing needs, including its fair share for low and moderate income housing;

6. A consideration of the lands that are most appropriate for construction of low and
moderate income housing and of the existing structures most appropriate for conversion
to. or rchabilitation for. low and moderate income housing. including a consideration of
lands of developers who have expressed a commitment to provide low and moderate
income housing.
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This Housing Element meets all of above requirements as specified in the latest addition of the
Municipal L.and Use Law, dated February 2008. This plan meets the guidelines of the revised
COAH Round 11 rules and recently adopted State legislation.
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I. Background Information

North Hanover Township consists of a land area ot 17.4 square miles and is located in
Burlington County. New Jersey, and shares borders with New Hanover Township, and
Wrightstown. In 2000, the Township population was estimated to be 7,347 people, and had a
population density of approximately 423.7 people per square mile.

HOUSING CHARACTERISTICS
Age of Housing

According to the 2000 Census, North Hanover has a total of 2,650 housing units with median age
of 39 years. Approximately 206 units or 7.7% of the Township's units were built prior to 1940,
and indicator that the'municipality has a relatively small amount of homes in substandard
condition. While the Township has a higher percentage of homes that could be considered to be
in substandard conditions. when compared to New Hanover and Wrightstown, North Hanover
has more housing units, and more homes built prior to 1940.

Tuable 1: Age OfHOlISiﬂ
North Hanover | New Hanover | Wrightstown Blérlington
ounty
Total Housing Units: 2,650 1,397 339 161,311
Built 1999 to March
2000 21 13 0 4,004
Built 1995 to 1998 95 45 3 10,425
Built 1990 to 1994 177 39 4 12,138
Built 1980 to 1989 492 54 23 25,620
Built 1970 to 1979 472 243 74 32,103
Built 1960 to 1969 548 328 27 28,884
Built 1950 to 1959 502 502 99 21,774
Built 1940 to 1949 137 95 84 7,282
Built 1939 or earlier 206 78 25 19,081
Median year structure 1969 1961 1956 1971
Source: 2000 U.S. Census, Tables H34 and H35
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HOUSING ELEMENT & FAIR SHARE PLAN

Condition of Housing

The 2000 Census data shows that North Hanover's housing stock is well maintained with less
than one percent or 26 units that lack complete plumbing facilities. The Township, along with
ncighboring Wrightstown, had no units that lack complete kitchen facilities. It also had the
lowest percentage of crowded units (.34%) built prior to 1950. Overcrowding is defined by the
U.S. Department of Housing and Urban Development as any unit with more than one person

living per room.

Table 2: Condition of Housing
North New Wrightstown | Burlington

Hanover | Hanover County
Total housing units 2,650 1,397 339 161,311
Lacking complete plumbing
facilities 26 56 3 623
% Lacking complete plumbing
facilities 0.98% 4.01% 0.88% 0.39%
Lacking complete kitchen facilities 0 119 0 657
% Lacking complete kitchen
facilities 0% 8.52% 0% 0.41%
Crowded, Built Pre 1950 9 12 2 547
% Crowded, Built Pre 1950 0.34% 0.86% 0.59% 0.34%
Source: 2000 U.S. Census

Purchase or Rental Value of Housing

The median value for homes in North Hanover outpaced neighboring municipalities and the
County. In 2000, the average cost for a house in the Township was $160,900 compared to the
County’s median value of $134,000. While North Hanover had the highest home median home
value, it also had the lowest median rent when comparcd to its neighboring municipalities and

the County.

Table 3: Purchase and Rental Value of Housing

North New Wrightstown Burlington
Hanover Hanover County
Median contract rent 553 905 582 672
Median value 160,900 135,700 98,300 134,000

Source. 2000 U.S. Census, Tables H56, and H85
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HOUSING ELEMENT & FAIR SHARE PLAN

Occupancy Characteristics

The vacancy ratc in North [lanover in 2000 was 6.49%. which is significantly higher than the
County but the lowest when compared to neighboring New Hanover and Wrightstown. Rental
units make up a large portion of units that are not occupied (172), compared to for sale units

(30).
Table 4: Occupancy Characteristics of Housing
North New Wrightstown | Burlington
Hanover Hanover County
Total Housing Units 2,650 1,397 339 161,311
Occupied ) 2,478 1,170 311 154,371
Vacant 172 227 28 6,940
% vacant 6.49% 16.25% 8.26% 4.30%
For rent 172 227 28 2,226
For sale only 30 42 20 2,230
Rented or sold, not occupied 43 6 0 708
For seasonal, recreational, or
occasional use 22 0 2 595
For migrant workers 0 0 0 0
Other vacant 0 0 0 1,181

Source: 2000 U.S. Census, Tables H6 and H8

December 2008

Page 5




Township of North Hanover

HOUSING ELEMENT & FAIR SHARE PLAN

Housing Type

Of the 2,478 occupied units, more than 51% of North Hanover's housing stock is owner
occupied. The figure is higher than neighboring municipalities, but is 26 percentage points less
than Burlington County at 77%. The table below also shows units with “selected conditions.”
defined by the U.S. Census as units as having at least one of the following conditions: (1) lacking
complete plumbing facilities, (2) lacking complete kitchen facilities, (3) with 1.01 or more
oceupants per room, (4) selected monthly owner costs as a percentage of household income in
1999 greater than 30 percent, and (5) gross rent as a percentage of household income in 1999
greater than 30 percent. These figures indicatc that 26.8% of North Hanover’s owner occupied
housing and more than 48.87% of the renter occupied housing has one or more of these selected

conditions.
Table 5: Housing Tenancy & “Special Conditions”
North New Wrightstown | Burlington

Hanover Hanover County
Total units: 2,478 1,170 311 154,371
Owner occupied: 1,267 229 86 119,500
% Owner occupied 51.13% 19.57% 27.65% 77.41%
Owner occupied with one or more
selected condition 339 80 23 30150
% of Owner occupied units with
selected condition 26.76% 34.93% 26.74% 25.23%
Renter occupied: 1,211 941 225 34,871
% Renter occupied 48.87% 80.43% 72.35% 22.59%
Renter with one or more selected
condition 187 132 101 12710
% of rental units with selected
conditions 15.44% 14.03% 44.89% 36.45%
Source: 2000 U.S. Census, Tables HCT28
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Housing Unity

Approximately 36% of housing units in North Hanover are single-family detached units. which
is comparable to New Hanover (39%) but is significantly more than Wrightstown (26%). Only
Burlington County surpassed the Township by more than 28 percentage points.

Tuble 6: Units in Structure
North Hanover Hah:liv\\/’er Wrightstown Blér::r?tt;n

Total Housing Units: 2,650 1,397 339 161,311
1, detached ) 954 543 88 104,299
1, attached 539 269 33 22,090
2 71 0 23 3,783
3or4 144 186 24 6,374
5t09 494 199 169 8,196
10to0 19 13 28 0 7,251
20 to 49 0 25 0 2,999
50 or more 7 147 2 3,810
Mobile home 428 0 0 2,477
Boat, RV, van, etc. 0 0 0 32
% 1, detached 36% 38.87% 25.96% 64.66%
Source: 2000 U.S. Census, Tables H 30

Existing Units in North Hanover s Affordable to Low-and-Moderate Income Households

In order to determine the number of existing housing units that are and are not affordable to low-
and modcratc-income houscholds, the Township utilized COAH and Federal housing delinitions
of housing affordability as well as 2000 Census data to quantify this estimate.

These agencies use a threshold to define affordability based on housing expense as a percentage
of'monthly income for households receiving between 0% and 80% of Median Family Income
(MFT). In general, households paying more than 30% of monthly income on housing expense are
considered cost burdened. For renters, housing costs include rent plus utilities paid by the tenant.
For owners, housing costs include the mortgage payment, property taxes, insurance,
condominium or homeowner association fees and utilities.

Using 2000 Census data, the U. S. Department of Housing and Urban Development (HUD) has
prepared a “Comprehensive 1Tousing Affordability Strategy (CHAS)™ study for communities
which receive Federal housing funds. As a participant in the HUD-funded State Small Cities
CDBG Program, this data is available for North Hanover. The data is summarized in the
following table and is broken out by tenure type, household type (i.c., clderly, small [amily, large
family, and other household), and by income category.
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Township of North Hanover
HOUSING ELEMENT & FAIR SHARE PLAN

According to the 2000 Census, there arc 2,650 housing units in the Township. Based on data
from the CHAS table above, while there is a relatively small number of households considered to
be cost burden, their percentages are high for residents experiencing problems and have a high
cost burden. For example, 78% of elderly owner-occupied units or 37 units, in the 30% to 50%
of MF1 income category are experiencing housing problems, and have a cost burden greater than
30% of their incomes. While nearly 80% of small related owner-occupied units in the 30% to
50% MFI income category have a cost burden of greater than 50% of their incomes.

DEMOGRAPHIC CHARACTERISTICS
Population Trends

The population of North Hanover has been in decline from 1980 to 2000. The Township has lost
morc than 19% of its population in a 20 year period. When compared, however, to New
Hanover’s loss of 44.97% and Wrightstown loss of 75.35%, the Township’s population loss is
significantly less.

The decrease in population in North Hanover from 1990 to 2000 is most likely the result of the
realignment of Fort Dix and McGuire Air Force Base that occurred during the 1990s. (There is
some question as to whether the area experienced the population loss to the degree indicated in
the census figures. Nevertheless, these figures are presented here due to the lack of an aliernate
data source.) Tlowever, this trend of decreasing population is expected to reverse in response to
the planned Megabase and new residential development. According to Delaware Valley
Regional Planning Commission (DVRPC) projections, the population of North Hanover is
expected to increase from 7.347 in 2000 to 8,380 (14.1%) in 2015 and 8,390 (14.2%) in 2025.

Table 8: Population Growth, 1980-2000
North New Wrightstown | Burlington

Hanover Hanover County
1980 9,050 14,258 3,031 362,542
1990 9,994 9,546 3,843 395,066
2000 7,325 9,834 747 423,394
% Growth (1980-2000) -19.06 -44.97 -75.35 16.7
Source: 2000 U.S. Census, Tables P 1, 1990 U.S. Census P001
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Township of North Hanover

HOUSING ELEMENT & FAIR SHARE PLAN

Houschold Size and Type

The average household size in North Hanover is 2.94 persons. The Township is comparable to

neighboring New Hanover and Wrightstown.

Tuble 9: Household Size & Type
North New Wrightstown | Burlington
Hanover Hanover County
Average household size--All Units 2.94 3.14 2.37 2.65
Average household size — Owner
occupied : 2.74 2.96 2.51 277
Average household size — Renter
occupied 3.15 3.18 2.32 2.24
Total households 2,498 1,162 312 154,371
Family households 2,020 991 182 111,581
% Family households 80.86% 85.28% 58.34% 72.28%
Married-couple family 1673 908 88 89,052
% married couple family 66.97% 78.14% 28.21% 57.69%
Maie househalder, no wife
present 113 40 15 5744
Female householder, no
husband present 234 43 79 16,785
Nonfamily households 478 171 130 3,292
Source: 2000 U.S. Census, Tables H17
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Township of North Hanover
HOUSING ELEMENT & FAIR SHARE PLAN

Age Characteristics

The age-sex distribution of North Hanover's population as well as Burlington County and New
Jersey is shown in the population pyramids in the following figure. The population profile does
not difter significantly from the County profile, although the Township has a much younger
median age (28.7 years) relative to Burlington County (37.1 years). In addition, North
Hanover’s male population is slightly larger than its female population.

Figure I: Age Distribution
North Hanover Age Distribution
n 80-89 mMMale
— 70-79 WFemale

I 60-69

| 50-59

I 40-49

— 30-39

— 20-29

L ] 10-19

— 0-9
Burlington County Age Distribution New Jersey Age Distribution
—-— FIECIN FURTN — 8089 Wi
— J0.79  WFemoc —— 050 MEernale
—— e ——— 069
———— 5057 ——————— 505
——————— ()0 .48
——— ) ISR (30
———— P EEE—— 2028
T — 1o ————E—— 159
——— 0.4 E—— o9
Source: 2000 U.S. Census, Table P12
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HOUSING ELEMENT & FAIR SHARE PLAN

Table 10: Median Aje

North New Wrightstown | Burlington

Hanover Hanover County
Both sexes 287 32.1 31.2 371
Male 28.3 33.2 30 35.8
Female 29 24.7 31.6 38.4

Source: 2000 U.S. Census, Table P13

Income Level

The 1999 median income in North Hanover was $39,988, making it less affluent than
neighboring New Hanover and Burlington County. Only Wrightstown was less affluent when
compared to North Hanover.

Table 11: Median Income

North New Wrightstown | Burlington
Hanover Hanover County
Median household
income in 1999 $39,988 344 386 $27,500 $58,608

Source: 2000 U.S. Census, Table P53

The 1999 income statistics indicate that incomes in North Hanover vary significantly in some

categories when compared to Burlington County. For example. the Township had 17% of
residents earning between $15.000 and $24,999 compared to the County’s 8% in the same

catcgory.
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Township of North Hanover

HOUSING ELEMENT & FAIR SHARE PLAN

Table 11: Household Income by Brackets, 1999

Township of North Hanover Burlington County
Number of Households %o of Total % of Total
Less than $10,000 75 30 3.9
10,000 - 14,999 142 5.6 34
15,000 - 24,999 428 17.0 8.2
25,000 - 34,999 411 16.3 10.2
35,000 - 49,999 450 179 15.4
50,000 - 74,999 493 196 23.2
75,000 - 99,999 260 115 15.5
100,000 - 149,999 188 75 13.7
150,000 + 38 15 6.4

Source: 2000 U.S. Census

The COAH rcgulations define Jow (those earning up to 50% of the median household income)
and moderate-income houscholds (those carning from more than 50% to §0% of the median
household income). The figures are adjusted for household size and the municipality’s housing
region. North Hanover is part of Region Five, which includes Burlington, Camden and
Gloucester Counties. Below is a breakdown of the maximum 2008 income figures by household
size that COAH uses to determine affordability for the region.

Table 12: COAH 2008 Regional Income Limits (Region 5)

Family Size

Income

1

2

~
3

4

4.5

5

6

7

8

Median | $52,010

$59,440

$66,870

$74,300

$77.272

$80,244

$86,188

$92,132

$98,076

Modcrate | $44,608

$47,552

$53.496

§59,440

$61.818

$64,195

$68.950

$73,706

$78.461

Low $26,005

$27,863

$29.720

$33.435

$37,150

$38,636

$40,122

$43,094

$46,066

$49,038

Very Low | $15,603

$16.718

$17.832

520,061

$22,290

$23,182

$24,073

$25.856

$27.640

$29.423

Source: COAH, 2008
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Township of North Hanover

HOUSING ELEMENT & FAIR SHARE PLAN

Employment Status of Residents

North Hanover’s population of residents who worked 35 hours or more in 1999 (66.15%) is
comparable to neighboring municipalities, but almost eight percentage points higher than the
County. The Township, however, did have the lowest percentage that did not work (18.8%)
when compared to New Hanover (50.7%) and Wrightstown (25.3%).

Table 14: Employment Status
North New Wrightstown | Burlington
Hanover Hanover County

Usually worked 35 or.more
hours per week 3,332 5,329 328 192,981
% of the population that worked
35 or more hours per week 66.15% 62.85% 60.29% 58.7%
Usually worked 34 hours or
less hours per week 758 593 78 47,093
Did not work in 1999 947 2566 138 88,833
% of the population that did not
work in 1999 18.8% 50.74% 25.37% 27.0%
Source: 2000 U.S. Census, Table P47

ECONOMIC CHARACTERISTICS

In-Place Employment by Industry Sectors and Number of Persons Emploved

According to table 15, North Hanover’s main source of employment is wholesale and retail
trade, which employs 478 people. imployment in this sector is comparable to the County
(16.4%). Services (12.3%) and manufacturing (8.8%) are also large employers within the

Township.
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Township of North Hanover

HOUSING ELEMENT & FAIR SHARE PLAN

Table 15: Percent Distribution of Employment by Industry, 2000

North New Wrightstown | Burlington
Sector Hanover Hanover County
Jobs | % % % %
1 - Agriculture, Forestry, Fisheries, & 0 4
Mining 48 1.7 0.7 '
2 — Construction 199 | 7.0 4.2 8.0 5.6
3 — Manufacturing 252 | 88 6.0 10.3 11.0
4 - Transportation, Wa;'cllousing & 5
Utilities 232 | 8.1 7.0 62 >
5 - Wholesale & Retail Trade 478 | 16.7 11.8 15.0 16.4
6 - Information & Finance, Insurance, 47 1.8
Real Estate 239 { 8.4 55 ) )
7 - Services 350 | 12.3 7.4 23.3 41.6
8 - Public Administration 240 | 8.4 145 1.5 7.0

Source: New Jersey Department of Labor

The Sykesville Road area is in decline with an increasing number of vacant and underused
properties. According to DVRPC projections, the number of jobs in North Hanover is expected
to decrease from 782 in 2000 to 757 (-3.2%) in 2015 and 623 (-20.3%) in 2025. However, this
downward trend could reverse as a result of the 2005 announcement of the Megabase which will
result in an initial investment of over $300 million in the bases. The Department of Defense
privatization of its military housing will rehabilitate units, raze existing substandard units and

construct new housing by 2011.

December 2008

Page 15




Township of North Hanover
HOUSING ELEMENT & FAIR SHARE PLAN

I1l. ANALYSIS OF IMPACT OF EXISTING CONDITIONS ON
AFFORDABLE HOUSING OPPORTUNITIES

AVAILABILITY OF EXISTING AND PLANNED INFRASTRUCTURE

Most of North Hanover is served by private septic systems. The Township’s plans to concentrate
future development in the villages of Sykesville and Cookstown (see below) create the need for
upgrades to existing wastewater treatment systems or new systems cntirely. Tt is estimated that
the neighboring Wrightstown sewage plant has an excess capacity of 65,000 GPD. This could
accommodate a significant portion of the wastewater generated by the Sykesville redevelopment
area. 'The Jacobstown village would most likely continue to utilize individual septic systems.

ANTICIPATED DEMAND OF TYPES OF USES PERMITTED BY
ZONING

North Hanover is in the process of updating its zoning ordinance to permit the non-contiguous
parcel clustering described in the “Anticipated Land Use Patterns” section below. Non-
contiguous parcel clustering is a planning and zoning tool developed to allow for the transfer of
density between two non-contiguous parcels. The non-contiguous parcels must be limited to
planned developments and they must be developed as a single entity. To implement non-
contiguous parcel clustering, the zoning the RA Rural agricultural area will be changed to 1
dwelling unit per 25 acres, which is the size generally agreed upon to support a viable working
farm that can support a family. This change will preserve the agricultural lifestyle in North
Hanover and prevent the subdivision of large working farm areas into large residential
subdivisions. In the long term, this area will be the sending or transfer zone for the Transfer of
Development Rights (TDR) program.

The owner of the parcel proposed for preservation must deed restrict, in perpetuity, the land from
further development and may retain ownership of the land holding only the farming or open
space rights of the land. The preserved land may be resold for the express use of only farming or
open space purposes.

In order to address the loss of owner equity resulting from this zoning change, parcels in the RA
Rural Agricultural zone will have an additional development option, which is non-contiguous
parcel clustering. Under the Non-contiguous parcel clustering scenario, a developer may
purchasc development units to develop the tloating zone at a greater than the 1 dwelling unit per
25 acres zoning. The minimum lot sizc in the floating zone will be one dwelling unit per acre.
North Hanover Township envisions the RA district becoming sending areas under TDR. A
parcel less than 10 acres in size will retain the original zoning of two to five acres.

The purchase of one development unit from the sending parcel will allow for the development of
one additional unit in the receiving area. This transfer of density will not result in any net
increase in development in comparison to current zoning in the RA Rural Agricultural Zone.
The number of development units and by-right zoning will be determined by the build out
analysis.
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Township of North Hanover
HousING ELEMENT & FAIR SHARE PLAN

ANTICIPATED LAND USE PATTERNS

North Hanover completed a 1.and Use Plan element in 2008 to implement the goals of its recent
Master plan Reexamination. The rural, agricultural character of North Hanover Township is
threatened on many fronts, including increasing market pressures for residential development
and the recently announced “Fort Dix-McGuire-Lakehurst Megabase.” The Land Use Plan
focuses on preserve agricultural land in the Township while also concentrating development in
the appropriate arcas with existing development such as the Sykesville Road corridor near
Wrightstown and the Cookstown and Jacobstown villages. These dual goals of preserving
agricultural arcas while also steering development are complimentary and will accommodate the
anticipated growth pressures in North Hanover while preserving the rural, agricultural character
of the Township. Four tools are being pursued simultaneously to address these two goals:

State and County Farm Land Preservation Programs: The Township continues lo work with
Burlington County and the State farmland preservation programs to preserve as much
agricultural land as possible through preservation easements and. in some cases, fee simple
purchases of land. North Hanover has already preserved 3.350 acres of farm land through this
process and the success of the program is discussed further under the current land use section.
Despite the success of the farm land preservation programs, they can no longer be the sole
preservation approach in the Township because of the high cost of farmland preservation as well
as its rcliancc on landowner voluntary participation. In addition, farmland preservation programs
do not address the need to increase densitics in the arcas targeted for development or
redevelopment in North Hanover.

Burlington County/State Transfer of Development Rights (TDR): The Burlington County
Program, initiated in 1989 and the State Program, which began in 2003, provide a mechanism to
manage growth by “transferring™ it from areas to be preserved for agricultural or open space
purposes. to areas which are best suited for development. i.c., access to sewer, existing
development. The TDR program will provide an important mechanism to achieve the goals of
the Land Use Plan. However, TDR requires many planning studies and extensive coordination
with several State agencies. The TDR planning process is expensive and typically takes between
3-5 years to implement. North Hanover faces the very real threat of losing valuable agricultural
land to development pressures during the TDR planning period. This would not only result in
the loss of the agricultural character of North Ianover but could also preclude the successful
redevelopment of the Sykesville Road area. Even though this is a time consuming process and
cannot be the total answer or approach for the Township, North Hanover is pursuing grant
opportunities to begin the TDR planning process, because it does represent a long term solution
to meeting the needs of the community.

Non-Contiguous Parcel Clustering (NCPC): The Municipal Land Use Law gives
municipalities the authority to create a zoning form, which permits density to be transferred from
onc parcel to another non-contiguous parcel within a planned development. This allows for
some lands to be preserved while others arc developed at higher densities. NCPC must be
undertaken in the context of a planned development and properties in the sending and receiving
areas must be developed as a single entity. North Hanover will use this tool to preserve farmland
while simultancously moving forward with the TDR and tarmland preservation processes. The
disadvantage is that North Hanover will have less control over the process than with TDR, but it
serves as a better interim step while waiting for the TDR process to complete, than to proceed
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without using this tool. The end result may be the development of some agricultural land into
residential subdivisions in order to preserve other agricultural arcas. While this is not the vision
of the Master Plan or Land Use Plan. it is considered better than the alternative, which is to
maintain the current zoning that encourages uncontrolled development, while the TDR planning
process moves forward. The build out analysis completed for the Land Use Element illustrates
the need for revised zoning since it projects that approximately 1,000 new homes could be built
in North Hanover under the current zoning.

Sykesville Redevelopment Area: The Sykesville Road corridor near Wrightstown has been
determined to be “an area in need of redevelopment.” This designation will allow for a
redeveloper to be chosen to implement the vision of the Master Plan Reexamination Report and
this Land Use Plan. The area will likely be developed as a mixed-use village area with a variety
of single family lot sizes, multi-family housing, commercial services, and public uses. The uses
and densities desired for the redevelopment area will require waste water treatment
infrastructure.

MUNICIPAL ECONOMIC DEVELOPMENT POLICIES

The Township is committed to economic development policies which continue to support the
predominant agricultural economy in the Township. These policies include the zoning tools
described above as well as the pursuit of TDR.

The Township is also committed to the revitalization of the Sykesville Road corridor, which is
the Township’s most significant business corridor. This area, located adjacent to Wrightstown
and Fort Dix has suffered from disinvestment and there are many closed shops. The area has
heen determined to be in need of redevelopment. A redevelopment plan is being drafied which
will revitalize the arca and also support the community’s goal to preserve agricultural areas.

CONSTRAINTS ON DEVELOPMENT AND EXISTING OR PLANNED
MEASURES TO ADDRESS THESE CONSTRAINTS

Development in North Hanover is constrained by the lack of waste-water treatment as well as the
Township’s commitment to preserving agricultural land uses in the Township.

These constraints arc being addressed by implementing non-contiguous parcel clustering in the
Township and pursuing TDR in the long term. These approaches will concentrate development
and preserve agricultural land.

CONSIDERATION OF LAND MOST APPROPRIATE FOR
CONSTRUCTION OF LOW AND MODERATE INCOME HOUSING

The Township’s Land Usc plan has identitied that the three potential TDR receiving areas
(Sykesville, Jacobstown. and Cookstown areas) should include the provision of affordable
housing. This is more appropriate and more cost effective than including affordable units in the
floating zones provided for under the non-contiguous parcel clustering.
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I11. Fair Share Compliance Plan

The Fair Share Compliance Plan is the implementation plan for meeting North Hanover’s
projected round three affordable housing obligation. The Plan represents the current strategy that
North Hanover intends to implement, following COAH certification, but is also an amendable
plan, that will change, as circumstances and developments unfold from now through 2018.
Therefore, it will almost certainly require, not unlike other Fair Share Compliance Plans
throughout New Jersey, several amendments throughout the life of this Plan.

The Township’s plan for meeting its anticipated affordable housing obligation through 2018 is
summarized in the attached COAH application forms and described in more detail in the
following sections.

AFFORDABLE HOUSING OBLIGATION

North Hanover's affordable housing obligation is summarized and detailed below. Worksheet A
was utilized to determine North Hanover’s growth share obligation because the Township's
growth is not projected to be higher than the 21 units projected by COAH, even when planned
redevelopment is taken into consideration.

Rehab Share: 16 unit obligation
Prior Round: 1 unit obligation

Projected Growth Share. 21 unit obligation

REHABILITATION

North Hanover Township has an obligation to rehabilitate sixteen units. The Township has
received credit for the rehabilitation ol two units through the Burlington County Owner-
Occupied Rehabilitation loan program. (An additional ten units were also rehabilitated through
this program but these units are not cligible for COAII credit.)

This leaves a remaining obligation of 14 units. North Hanover will utilize development fees and
apply for a grant through the State’s Small Cities Program f{or additional housing rehabilitation
tunds. The program will be open to both owner occupied and rental occupied housing units. In
the event that Small Cities funds are not available, the remaining 14 unit rehabilitation obligation
will be satisfied by credits from the three projects described further below. This is permitted
under N.J.A.C. 5:97-6.2(b)7 which states “Pursuant to N.J.A.C. 5:97-4.3, units that are eligible to
receive new construction credit may be used to address a municipal rehabilitation share.”
Additional details are provided on the COAH Application form.

MILLSTREAM APARTMENTS NORTH

Millstream Apartments North, which is located at 202 Croshaw Road (Block 603, Lot 10),
consists of 48 affordable one-bedroom rental units, all of which are affordable. Occupancy of
this building commenced on June 1, 1986. The complex, which consists of six buildings
encompasses 5.5 acres and has a density of 8.7 units per acre. The complex contains a mix of
very low, low, and moderate income units. The distribution of low and moderate income tenants
may vary slightly trom year to year. Currently, forty-six units are occupied by low-income
tenants and two units are occupied by moderate income tenants. The loan on Millstream
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Apartments North expires on May 20, 2036 and is subject to federal affordability regulations
until that time. COAH has certificd 48 units in this complex as credit worthy. Additional details
are provided on the COAI Application form.

MILLSTREAM APARTMENTS SOUTH

Millstream Apartments South, which is situated at 18 Joncsmill Road (Block 603, Lot 29) began
occupancy on May 1, 1982, The complex consists of 40 rental units, all of which are affordable.
There are five units in the building with a total of 32 three bedroom units and cight one-bedroom
units. Simitlar to the Millstream Apartments North, the distribution of low and moderate income
tenants can vary slightly from year to year. Presently, 39 units are occupied by low income
tenants and onc is inhabited by a moderate income tenants. The loan will expire on Millstream
Apartments South on April 14 2032 and the units are subject to federal affordability regulations
until that time. COAH has certified all 40 units in this complex. Additional details are provided
on the COAH Application form.

MAPLEWOOD APARTMENTS

Maplewood Apartments are located at 42 Meany Road (Block 800, Lot 68). The complex
received s cerlificate of occupancy on September 13, 19835 and is comprised of 40 rental units,
all of which are affordable. The distribution of low to moderate income tenants may vary
slightly from year to year. Currently, there are 31 low income units and nine moderate income
units. The loan will expire on Maplewood Apartments on September 15, 2035. The property is
subject to federal affordability regulations until this time. COAH has certified all 40 units in this
complex. Additional details are provided on the COAH Application form.

Tuble 16: Summary of North Hanover’s Fair Share Plan

Rehabilitation Obligation 16

Completed through the Burlington County Owner-Occupied Rehébilitation

Existing rehab credits 2 | loan program

Small Cities Program 14 | Owner and rental occupied program

Total Rehab Credits 16

Prior Round Obligation

Millstream Apts North 1 | Existing project. Unit will address prior round
Prior Round Total credits 7

Growth Share Obligation 21 | 3'of these units must be very low income :

Existing family rental project. Units will address Growth Share 6bligation.

Milistream Apts North 47 | (At least one unit is very low income)
Existing family rental project. Units will address Growth Share obligation.
Millstream Apts South 40 | (At least one unit is very low income)
Existing family rental project. Units will address Growth Share obligation.
Maplewood Apts 40 | (At least one unit is very low income)
Bonus Credits 5 | Maximum bonus credits allowed. Rental bonus
Growth Share Total
credits 132 | At least three of these credits are very low income.
Suiplus Credits - 111 ' '
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IV. CONCLUSION

Under the round three growth share rules, put into place on June 2. 2008, addressing affordable
housing is a long term, ever changing process, as it is based on actual growth, This is a stark
difference from rounds one and two, when there was a given obligation number to work against,
and that given number would not change during the entire term. On the contrary, under round
three rules, the obligation changes with cach actual construction project, residential and non-
residential alike.

As aresult, the Township will review and recalculate its projected obligation, at least annually,
in order to continually refine and update projections based on what has actually been built, and to
update projections based on new information concerning likely development projects and their
impacts. An annual review will also help to ensure that the Township maintains an appropriate
balance between its affordable housing activities and its actual and most recently planned
developments.

The Sykesville Road arca has been determined an area in need of redevelopment and the
Township is in the process of drafting its redevelopment plan for the arca. In addition, the
Township plans on pursuing a transter of development rights (TDR) program that will preserve
agricultural and environmentally sensitive areas in the Township. The Township envisions
development will be concentrated in the Sykesville Road area, Jacobstown, and the Cookstown
area. As these planning efforts move forward, the Township will requirc that redevelopment
areas include affordable housing. This is a challenge since developers will already be given the
rights to increase density through the TDR program.
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Resolution 2008-25

WHEREAS, the Land Use Board of the Township of North Hanover, Butlington
County, State of New Jersey, adopted its current Master Plan Reexamination Report
putsuant to N.J.8.A. 40:55D-28 on July 12, 2006; and

WHEREAS, the Master Plan includes a Housing Blement pursuant to N.JLS.A.
40:55D-28b(3); and

WHEREAS, N.LA.C. 5:94-2.2(a) requires the adoption of the Housing Element by
the Land Use Board and endorsement by the Governing Body; and

WHEREAS, N.J.A.C. 5:94-4.1(a) requires the preparation of a Fair Share Plan in
accordance with the Housing Element of the Master Plan; and

WHEREAS, N.J.A.C. 5:94-4.1(b) requires the adoption of the Fair Share Plan by the
Land Use Board and endorsement by the Governing Body; and

WHEREAS, upon notice duly provided pursuant to N.J.8.A. 40:55D-13, the Land
Use Board of the Township of North Hanover held a public hearing(s) on the Housing
Element and Fair Share Plan on December 17, 2008; and

WHEREAS, the Land Use Board has determined that the Housing Element and Fair
Share Plan are consistent with the goals and objectives of the Township of North
Hanover’s 2000 Master Plan and that adoption and implementation of the Housing
Element and Fair Shate Plan are in the public interest and protect public health and safety
and promote the general welfare.

NOW THEREFORE BE IT RESOLVED by the Land Usc Board of the Township
of North Hanover, State of New Jersey, that the Land Use Board hercby adopts the
December 17, 2008 Housing Element and Fair Share Plan,

?é, Fd s _‘/9__“ % :,;____Z
hairman of Planning Board

1 hereby certify that this is a true copy of the resolution adopting the Housing Element
and Fair Share Plan of the Township of North Hanover, Burlington County on December

17, 2008.

Board Secretary

/
anning
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2. Resolution of the Council
petitioning COAH for Substantive
Certification of its adopted
Housing Element and Fair Share
Plan
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TOWNSHIP OF NORTH HANOVER
COUNTY OF BURLINGTON, STATE OF NEW JERSEY
RESOLUTION 2008-155

RESOLUTION PETITIONING NJ COAH FOR SUBSTANTIVE CERTIFICATION

WHEREAS, the Land Use Board of the Township of North Hanover, Burlington County,
State of New Jersey, adopted the Housing Element of the Master Plan on December 17, 2008;
and

WHEREAS, a true copy of the resolution of the Land Use Board adopting the Housing
Element is attached pursuant to N.J.A.C. 5:95-2.2(a)2; and

WHEREAS, the Land Use Board adopted the Fair Share Plan on December 17, 2008; and

WHEREAS, a true copy of the resolution of the Land Use Board adopting the Fair Share
Plan is attached pursuant to N.J.A.C. 5:95-2.2(a)2.

NOW THEREFORE BE IT RESOLVED that the Governing Body of the Township of
North Hanover, Burlington County, State of New Jersey, hereby endorses the Housing Element
and Fair Share Plan as adopted by the Township of North Hanover Land Use Board; and

BE IT FURTHER RESOLVED that the Governing Body of the Township of North
Hanover, pursuant to the provisions of N.J.S.A. 52:27D-301 et seq. and N.J.A.C. 5:95-3.2,
submits this petition for substantive certification of the Housing Element and Fair Share Plan to
the Council on Affordable Housing for review and certification; and

BE IT FURTHER RESOLVED that a list of names and addresses for all owners of sites in
the Housing Element and Fair Share Plan has been included with the petition; and

BE IT FURTHER RESOLVED that notice of this petition for substantive certification
shall be published in a newspaper of countywide circulation pursuant to N.J.A.C. 5:95-3.5 within
seven days of issuance of the notification letter from the Council on Affordable Housing’s
Exccutive Director indicating that the submission is complete and that a copy of this resolution,
the adopted Housing Element and Fair Share Plan and all supporting documentation shall be
made available for public inspection at the Township of North Hanover municipal clerk’s office
located at 41 Schoolhouse Road, Jacobstown, New Jersey 08562 during the hours of 9:00 a.m. to
4:30 p.m. on Monday through Friday for a period of 45 days following the date of publication of
the legal notice pursuant to N.J.A.C. 5:95-3.5.

7

Monica Zur Date
Municipal Clerk
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Workbook A: Growth Share Determination Using Published Data
(Using Appendix F(2), Allocating Growth To Municipalities)

COAH Growth Projections
Must be used in all submissions

Municipality Name: North Hanover

Enter the COAH generated growth projections from Appendix F(2) found at the back of N.J.A.C. 5:97-1 et seq.
on Line 1 of this worksheet. Use the Tab at the bottom of this page to toggle to the exclusions portion of this
warksheet. After entering all relevant exclusions, toggle back to this page to view the growth share obligation
that has been calculated. Use these figures in the Application for Substantive Certification

. . Non-
Residential Residential
Enter Growth Projections From Appendix
F(2) * . 62 142
lowing Residential
Subtra.ct the following e.S' entia Click Here to enter Prior Round
Exclusions pursuant to 5:97-2.4(a) from p
Exclusions tab
built or projected to be built post
1/1/04
Inclusionary Development 0
Supportive/Special Needs Housing 0
Accessory Apartments 0
Municipally Sponsored
or 100% Affordable 0
Assisted Living 0
Other 0
Market Units in Prior Round Inclusionary
development built post 1/1/04 0
Subtract the following Non-Residential
Exclusions (5:97-2.4(b)
Affordable units 0
Associated Jobs 0
Net Growth Projection 62 142
Projected Growth Share (Conversion to
dabl Affordabi
Affordable Units Dividing Households by 5 12.4¢ Affordable g.gg I ordavie
Units Units
and Jobs by 16)
. . . Affordable
Total Projected Growth Share Obligation 21 Units

* For residential growth, see Appendix F(2), Figure A.1, Housing Units by Municipality. For non-residential
growth, see Appendix F(2), Figure A.2, Employment by Municipality.



Affordable and Market-Rate Units Excluded from Growth
Municipality Name: North Hanover

Prior Round Affordable Units NOT included in Inclusionary Developments Built post 1/1/04

Number of COs
Development Type Issued and/or Projected
Supportive/Special Needs Housing
Accessory Apartments
Municipally Sponsored and 100% Affordable
Assisted Living
Other
Total 0

Market and Affordable Units in Prior Round inclusionary Development
' Built post 1/1/04
N.J.A.C. 5:97-2.4(a)
(Enter Y for yes in Rental column if rental units resulted from N.J.A.C. 5:93-5.15(¢)5 incentives)

Development Name Rentais? Total Market Affordable Market Units
(YIN) Units Units Units Excluded

0 0

0 0

0 0

0 0

0 0

Total 0 0 0 0

Jobs and Affordable Units Built as a result of post 1/1/04 Non-Residential Development
N.J.A.C. 5:97-2.4(b)

Affordable Permitted
Development Name Units Jobs

Provided  Exclusion

[« N e Nl ol o]

Total 0

Return To Workbook A Summary
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1.

Council on Affordable Housing

AN ORDINANCE OF THE TOWNSHIP OF NORTH HANOVER AMENDING
ORDINANCE 1996-02, AMENDING CHAPTER 8, SECTION $-070 OF THE
“REVISED GENERAL ORDINANCES OF THE TOWNSHIP OF NORTH
HANOVER, 1994."

ORDINANCE 2008-15

Purpose

a)

b)

In Holmdel Builder’s Association V. Holmdel Township, 121 N.J. 550 (1990), the
New Jersey Supreme Court determined that mandatory development fees are
authorized by the Fair Housing Act of 1985 (the Act), N.J.S.A. 52:27d-301 et seq.,
and the State Constitution, subject to the Council on Affordable Housing’s
(COAH’s) adoption of rulcs.

Pursuant to P.L.2008, ¢.46 section 8 (C. 52:27D-329.2) and the Statewide Non-
Residential Development Fee Act (C. 40:55D-8.1 through 8.7), COAIH is
authorized to adopt and promulgate regulations necessary for the establishment,
implementation, review, monitoring and enforcement of municipal affordable
housing trust funds and corresponding spending plans. Municipalities that are
under the jurisdiction of the Council or court of competent jurisdiction and have a
COAH-approved spending plan may retain fees collected from non-residential
development.

This ordinance establishes standards for the collection, maintenance, and
expenditure of development fees pursuant to COAH’s regulations and in
accordance P.L.2008, c.46, Sections 8 and 32-38. Fees collected pursuant to this
ordinance shall be uscd for the sole purpose of providing low- and moderate-
income housing. This ordinance shall be interpreted within the framework of ‘
COAH’s rules on development fees, codified at N.J.A.C. 5:97-8.

Basic requirements

a)

b)

This ordinance shall not be cffective until approved by COAH pursuant to
NJA.C. 5:96-5.1.

Township of North Hanover shall not spend development fees until COAH has
approved a plan for spending such fees in conformance with N.J.A.C, 5:97-8.10
and N.JA.C. 5:96-5.3.

Definitions

a) The following terms, as used in this ordinance, shall have the following meanings:

i. “Affordable housing development” means a devclopment included in the Housing

Element and Fair Share Plan, and includes. but is not limited to, an inclusionary
development, a municipal construction project or a 100 percent affordable
development.

“COAH” or the “Council” means the New Jersey Council on Affordable Housing
established under the Act which has primary jurisdiction for the administration of
housing obligations in accordance with sound regional planning consideration in the
State.



V1.

“Equalized assessed valuc” mcans the assessed value of a property divided by the
current average ratio of assessed to true value for the municipality in which the
property is situated, as determined in accordance with sections 1, 5, and 6 of
P.L.1973, ¢.123 (C.54:1-35a through C.54:1-35¢).

“Green building strategies™ means those strategies that minimize the impact of
development on the environment, and enhance the health, safety and well-being of
residents by producing durable, low-maintenance, resource-efficient housing while
making optimum use of existing infrastructure and community services.

Non-residential Development fees

a)

b)

Imposed fees

iii.

Within all zoning districts, non-residential developers, except for developers
of the types of development specifically exempted, shall pay a fee equal to
two and one-half (2.5) percent of the cqualized assessed value of the land and
improvements, for all new non-residential construction on an unimproved lot
or lots.

Non-residential developers, except for developers of the types of development
specifically exempted. shall also pay a fee equal to two and one-half (2.5)
percent of the increasc in equalized assessed value resulting from any
additions to existing structures to be used for non-residential purposes.

Development fees shall be imposed and collected when an cxisting structure is
demolished and replaced. The development fee of two and a half percent
(2.5%) shall be calculated on the difference between the equalized assessed
value of the pre-cxisting land and improvement and the equalized assessed
value of the newly improved structure, i.c. land and improvement, at the time
final certificate of occupancy is issued. If the calculation required under this
section results in a negative number, the non-residential development fee shall
be zero.

Eligible exactions. ineligible exactions and exemptions for non-residential
development ‘

iii.

iv.

The non-residential portion of a mixed-use inclusionary or market rate
development shall be subject to the two and a half (2.5) percent development
fce. unless otherwise exempted below.

The 2.5 percent fee shall not apply to an increase in equalized asscssed value
resulting from alterations, change in use within existing footprint.
reconstruction, renovations and repairs.

Non-residential developments shall be exempt from the payment of non-
residential development fees in accordance with the exemptions required
pursuant to P.L.2008, c.46, as specified in the Form N-RDF “State of New
Jersey Non-Residential Development Certification/Exemption” Form. Any
exemption claimed by a developer shall be substantiated by that developer.

A developer of a non-residential dcvelopment exempted from the non-
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residential development fees under these circumstances may be enforceable
by Township of North Hanover as a lien against the real property of the
owner.

6. Collection procedures

a)

Upon the granting of a preliminary. final or other applicable approval, for a
development, the applicable approving authority shall direct its staff to notify
the construction official responsible for the issuance of a building permit.

b) For non-residential developments only, the developer shall also be provided

c)

with a copy of Form N-RDF “State of New Jersey Non-Residential
Development Certification/Exemption” to be completed as per the instructions
provided. The Developer of a non-residential development shall complete
Form N-RDF as per the instructions provided. The construction official shall
verify the information submitted by the non-residential developer as per the
instructions provided in the Form N-RDF. The Tax assessor shall verify
exemplions and prepare estimated and final assessments as per the instructions
provided in Form N-RDF,

The construction official responsible for the issuance of a building permit
shall notify the local tax assessor of the issuance of the first building permit
for a development which is subject to a development fee.

d) Within 90 days of receipt of that notice, the municipal tax assessor, based on

e)

the plans filed, shall provide an estimate of the equalized assessed value of the
development.

The construction official responsible for the issuance of a final certificate of
occupancy notifies the local assessor of any and all requests for the scheduling
of a final inspection on property which is subject to a development fee.

Within 10 business days of a request for the scheduling of a final inspection,
the municipal assessor shall confirm or modify the previously estimated
equalized assessed value of the improvements of the development; calculate
the development fee; and thereafter notify the developer of the amount of the
fee.

g) Should Township of North Hanover {ail to determine or notify the developer

h)

of the amount of the development fee within 10 business days of the request
for final inspection, the developer may estimate the amount due and pay that
estimated amount consistent with the dispute process set forth in subsection b.
of section 37 of P.L.2008, c¢.46 (C.40:55D-8.6).

The developer shall pay 100 percent of the calculated development fee amount
prior to the municipal issuance of a final certificate of occupancy for the subject

property.

i) Appeal of development fees

1) A developer may challenge residential development fees imposed by filing
a challenge with the County Board of Taxation. Pending a review and



days of receipt of the challenge, collccted fees shall be placed in an
interest bearing escrow account by Township of North Hanover. Appeals
from a determination of the Director may be made to the tax court in
accordance with the provisions of the State Tax Uniform Procedure Law,
R.5.54:48-1 et seq., within 90 days after the date of such determination.
Interest earned on amounts escrowed shall be credited to the prevailing
party.

7. Affordable Housing trust fund

a)

b)

)

d)

There is hereby created a separate. intercst-bearing housing trust fund to be
maintained by the Chief Financial Officer for the purpose of depositing
development fees collected from residential and non-residential developers and
procecds from the sale of units with extinguished controls,

The following additional funds shall be deposited in the Affordable Housing Trust
Fund and shall at all times be identifiable by source and amount:

1. payments in Jieu of on-site construction of affordable units;

2. developer contributed funds to make ten percent (10%) of the adaptable
entrances in a townhouse or other multistory attached development accessible;
rental income from municipally operated units;

repayments from affordable housing program loans:

recapture funds;

proceeds from the sale of affordable units; and

any other funds collected in connection with North Hanover’s affordable
housing program.

N AW

Within seven days from the opening of the trust fund account, the Township of
North Hanover shall provide COAH with written authorization, in the form of a
three-party escrow agreement between the municipality, the bank, and COAH to
permit COAH to direct the disbursement of the funds as provided for in N.J.A.C.
5:97-8.13(b).

All interest accrued in the housing trust fund shall only be used on eligible
affordable housing activities approved by COAH.

8  Use of funds

a)

The expenditure of all funds shall conform to a spending plan approved by
COAH. Funds deposited in the housing trust fund may be used for any activity
approved by COAH to address the Township of North Hanover’s fair share
obligation and may be set up as a grant or revolving loan program. Such activitics
include, but are not limited to: preservation or purchase of housing for the purpose
of maintaining or implementing affordability controls, rehabilitation, new
construction of affordable housing units and related costs, accessory apartment,
market to affordable, or regional housing partnership programs, conversion of
existing non-residential buildings to create new affordable units, green building
strategies designed to be cost saving and in accordance with accepted national or
state standards, purchase of land for affordable housing, improvement of land to
be used for affordable housing, extensions or improvements of roads and
infrastructure to affordable housing sites, financial assistance designed to increase
affordability, administration necessary for implementation of the Housing Element



provide affordability assistance to those households earning 30 percent or less of
median income by region.

1. Affordability assistance programs may include down payment assistance,
security deposit assistance, low interest loans, rental assistance, assistance
with  homcowners association or condominium fees and special
assessments, and assistance with emergency repairs.

1. Affordability assistance to households earning 30 percent or less of
mcdian income may include buying down the cost of low or moderate
income units in the municipal Fair Share Plan to make them affordable to
households earning 30 percent or less of median income. The use of
development fees in this manner may entitle the Township of North
Hanover to bonus credits pursuant to N.J.A.C. 5:97-3.7.

iii. Payments in lieu of constructing affordable units on site and funds from
the sale of units with extinguished controls shall be exempt from the
affordability assistance requirement.

d) The Township of North Hanover may contract with a private or public entity to
administer any part of its Housing Element and Fair Share Plan, including the
requirement for affordability assistance, in accordance with N.J,A.C. 5:96-18.

c) No more than 20 percent of all revenues collected from development fees, may be
expended on administration, including. but not limited to, salarics and henefits for
municipal employees or consultant fees necessary to develop or implement a new
construction program. a Housing Element and Fair Share Plan, and/or an
affirmative marketing program. In the case of a rehabilitation program, no more
than 20 percent of the revenues collected from development fees shall be
expended for such administrative expenses. Administrative funds may be used for
income qualification of households, monitoring the turnover of sale and rental
units, and compliance with COAH’s monitoring requirements. Legal or other fees
related to litigation opposing affordable housing sites or objecting to the Council’s
regulations and/or action are not eligible uses of the affordable housing trust fund.

9. Monitoring

a) The Township of North Hanover shall complete and retum to COAH all
monitoring forms included in monitoring requirements related to the collection of
development fees from residential and non-residential developers. payments in
lieu of constructing affordable units on site, funds from the sale of units with
extinguished controls, barrier free escrow funds, rental income, repayments from
affordable housing program loans, and any other funds collected in connection
with North Hanover’s housing program, as well as to the expenditure of revenues
and implementation of the plan certified by COAH. All monitoring reports shall
be completed on forms designed by COAH.

10. Ongoing collection of fees

a) The ability for the Township of North Hanover to impose, collect and expend
development fees shall expire with its substantive certification unless the
Township of North Hanover has filed an adopted Housing Element and Fair Share



North Hanover retroactively impose a development fee on such a development.
The Township of North Hanover shall not expend development fees after the
expiration of its substantive certification or judgment of compliance.

NOTICE

The foregoing ordinance was finally adopted by the Township Committee of the Township of
North Hanover on December 18, 2008 after a public hearing held at the Municipal Building on
Schoothouse Road in the Township of North llanover, County of Burlington, State of New

Jersey.
Mptoc

A L.’ZUR, RMC
Municipal Clerk
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North Hanover Affordable Housing Trust Fund Spending Plan
INTRODUCTION

The Township of North Hanover has prepared a Housing Element and Fair Share plan that
addresses its regional fair share of the affordable housing need in accordance with the Municipal
Land Use Law (N.J.S.A. 40:55D-1 et seq.), the Fair Housing Act (N.J.S.A. 52:27D-301) and the
regulations of the Council on Affordable Housing (COAH) (N.J.A.C. 5:97-1 et seq. and N.JLA.C.
5:96-1 et seq.). A development fee ordinance creating a dedicated revenue source for affordable
housing was submitted to COAH on December 31, 2008 and was based on the model document
provided. The ordinance will be adopted in January 2009. The ordinance establishes the
Township of North Hanover affordable housing trust fund for which this spending plan is
prepared. .

As of July 17, 2008, the Township of North Hanover has collected $203,541.80 in funds to date
and it has not expended any funds, resulting in a balance of $203,541.80. All development fees,
payments in licu of constructing affordable units on site, funds from the sale of units with
extinguished controls, and interest generated by the fees are deposited in a separate interest-
bearing affordable housing trust fund in Beneficial Bank, Chesterfield, New Jersey for the
purposes of affordable housing. These funds shall be spent in accordance with N.J.A.C. 5:97-
8.7-8.9 as described in the sections that follow.

1. REVENUES FOR CERTIFICATION PERIOD

To calculate a projection of revenue anticipated during the period of third round substantive
certification, the Township of North Hanover considered the following:
(a) Development fees:

1. Residential and nonresidential projects which have had development fees imposed
upon them at the time of preliminary or final development approvals;

2. All projects currently before the planning and zoning boards for development
approvals that may apply for building permits and certificates of occupancy; and

3. Future development that is likely to occur based on historical rates of development.

North Hanover Spending Plan 1 December 2008
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2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS

The following procedural sequence for the collection and distribution of development fee
revenues shall be followed by the Township of North Hanover:

(a) Collection of development fee revenues:

Collection of development fee revenues shall be consistent with the Township of North
Hanover’s development fee ordinance for both residential and non-residential
developments in accordance with COAH’s rules and P.L.2008, ¢.46, sections 8 (C.
52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).

(b) Distribution of development fee revenues:

The Township of North Hanover, with the exception of the mandatory affordability -
assistance, and 20% for administration, will dedicate the remainder of any development

fees collected to offset the cost of the rehabilitation program.
3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS
(a) Rehabilitation and new construction programs and projects (N.J.A.C. 5:97-8.7)

The Township of North Hanover will dedicate $250,000 to rehabilitation or new
construction programs (see detailed descriptions in Fair Share Plan) as follows:

Rehabilitation program: $250,000. The Township will use development fces in
combination with Small Cities funding to address its rehabilitation obligation.

New construction project(s): $0. No new construction programs are planned.

December 2008

North Hanover Spending Plan



(b) Affordability Assistance (N.J.A.C. 5:97-8.8)

Projected minimum affordability assistance requirement:

Actual development fees through 7/17/2008 $199.429
Actual interest earned through 7/17/2008 + | $4,122
Development fees projected* 2008-2018 + | §351,440
Interest projected* 2008-2018 + 137,030
Less housing activity expenditures through 6/2/2008 -1 %0

Total =13$562,011

30 percent requirement X 0.30 = | $168,606
Less Affordability assistance expenditures through 12/31/2004 -1 80
PROJECTED MINIMUM Affordability Assistance = | $168.606
Requirement 1/1/2005 through 12/31/2018 ’
PROJECTED MINIMUM Very Low-Income Affordability == |$56.202
Assistance Requirement 1/1/2005 through 12/31/2018 i

* Note: The 2008 portion of this projection reflects 2008 subsequent to July 17 as the remainder of 2008 is
included in the actual figure reported above.

The Township of North Hanover will dedicate $233,328 from the affordable housing
trust fund to render units more affordable, including $56,202 to render units morc
affordable to households earning 30 percent or less of median income by region, as

follows:

The Township of North Hanover intends to utilize the full affordability assistance set-
aside to administer its refrigerator replacement program, which has been approved by

COAH previously.

(¢) Administrative Expenses (N.J.A.C. 5:97-8.9)

The Township of North Hanover projects that $78,683 will be available from the
affordable housing trust fund to be used for administrative purposcs. Projected

administrative expenditures, subject to the 20 percent cap, are as follows:

The Township of North Hanover will utilize 20% of the development fee to assist with its
Administrative Agent, monitoring and planning responsibilities. A portion of the funds
may be used to offset other administrative costs such as accounting, bookkceping,

reporting, etc.

North Hanover Spending Plan 4 December 2008
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5. EXCESS OR SHORTFALL OF FUNDS

Pursuant to the Housing Element and Fair Sharc Plan, the governing body of the Township of
North Hanover has adopted a resolution agreeing to fund any shortfall of funds requircd for
implementing its housing rehabilitation program. In the event that a shortfall of anticipated
revenues occurs, the Township of North Hanover will pass a resolution of intent to bond. A
copy of the adopted resolution is attached.

In the event of excess funds, any remaining funds above the amount necessary to satisfy the
municipal affordable housing obligation will be used to expand the existing housing
rehabilitation program.

6. BARRIER FREE ESCROW

No Barrier free escrow funds are expected to be collected or distributed because no new
affordable units are planned at this time. Collection and distribution of barrier free funds shall be
consistent with the Township of North Hanover’s Affordable Housing Ordinance in accordance
with N.J.A.C. 5:97-8.5.

SUMMARY
The Township of North Hanover intends to spend affordable housing trust fund revenues

pursuant to N.J.A.C. 5:97-8.7 through 8.9 and consistent with the housing programs outlined in
the housing element and fair share plan dated December 17, 2008.

The Township of North Hanover has a balance of $203,541 as of July 17, 2008 and anticipates
an additional $358,480 in revenues before the expiration of substantive certification for a total of
$562,021. The municipality will dedicate $250,000 towards the rehabilitation program, $233,338
to render units more affordable, and $78,683 to administrative costs. Any shortfall of funds will
be offset by local bonding. The municipality will dedicate any excess funds toward expansion of
its existing housing rehabilitation program.

North Hanover Spending Plan 6 December 2008



SPENDING PLAN SUMMARY
Balance as of July 17, 2008 $203,541
PROJECTED REVENUE July 18, 2008-2018
Development fees +  $351,440
 Payments in lieu of construction + 50
_Other funds +  $0
‘Interest +  $7,030
T “TOTAL REVENUE | = $562,011
EXPENDITURES
Funds used for Rehabilitation - %0
Funds used for New Construction
1. Rehabilitation Program - $250,000
2. - 8
3. - 8
4. - 3
5. - 8
6. - 3
7. - 8
8. - 8
9. - S
10. - S
Affordability Assistance - $2337338
Administration - 578,683
Excess Funds for Additional Housing Activity = $0
1. - 8
2. - %
3. - 8
TOTAL PROJECTED EXPENDITURES | = $562,011
REMAINING BALANCE [ = $0.00

Due to an oversight, the Township of North Hanover has not established a separate trust fund for
the collection of development fecs. This will be addressed immediately in 2009.

North Hanover Spending Plan 7 December 2008
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Council on Affordable Hrrrousﬂing

- Township of N(r)ﬂrth Hahbver Affordable Housing :
Ordinance

AN ORDINANCE OF THE TOWNSHIP NORTH HANOVER TO ADDRESS THE
REQUIREMENTS OF THE COUNCIL ON AFFORDABLE HOUSING (COAH)
REGARDING COMPLIANCE WITH THE MUNICIPALITY’S PRIOR ROUND AND THIRD
ROUND AFFORDABLE HOUSING OBLIGATIONS

Section 1. Affordable Housing Obligation

(a) This Ordinance is intended to assure that low- and moderate-income units ("affordable
units") are created with controls on affordability over time and that low- and moderate-
income households shall occupy these units. Thig Ordinance shall apply except where
inconsistent with applicable law.

(b) The Township of North Hanover Planning adopted a Housing Element and
Fair Share Plan pursuant to the Municipal Jand Use at N.J.S.A. 40:55D-1, et seq.
The Fair Share Plan has been endorsed 4 thggoverning body. The Fair Share Plan
describes the ways Township of North H r shall address its fair share for low- and
moderate-income housing as determi thi uncil on Affordable Housing (COAH)
and documented in the Housing Elem

rates the Fair Share Plan and addresses the
ended and supplemented.

(c) This Ordinance implements a

all file monitoring reports with COAH in accordance
with N.JLA.C. 5:96, tracjgt® st of the implementation of the Housing Element and
Fair Sharc Plan. Any g ion report of the Housing Element and Fair Share Plan
and monitoring prepared (JAH in accordance with N.J.A.C. 5:96 shall be available
to the public at the North Hver Municipal Building, Municipal Clerk’s Office, [insert

address], New lJersey, or from COAH at 101 South Broad Street, Trenton, New Jersey
and on COAH’s website, www.nj.gov/dca/affiliates/coah.

(d) The Township of North Hano

Section 2. Definitions

The following terms when used in this Ordinance shall have the meanings given in this Section:
“Act” means the Fair Housing Act ot 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.)

“Adaptable” means constructed in compliance with the technical design standards of the Barrier
Free Subcode, N.J.A.C. 5:23-7.

“Administrative agent” means the entity responsible for the administration of affordable units in
accordance with this ordinance, N.J.A.C. 5:96, N.J.A.C. 5:97 and N.J.A.C. 5:80-26.1 et seq.

“Affirmative marketing” means a regional marketing strategy designed to attract buyers and/or
renters of affordable units pursuant to N.J.A.C. 5:80-26.15.

COAH, December 2008



“Affordability average™ means the average percentage of median income at which restricted
units in an affordable housing development are affordable to low- and moderate-income
households.

“Affordable” means, a sales price or rent within the means of a low- or moderate-income
household as defined in N.J.A.C. 5:97-9; in the case of an ownership unit, that the sales price for
the unit conforms to the standards set forth in N.J.A.C. 5:80-26.6, as may be amended and
supplemented, and, in the case of a rental unit, that the rent for the unit conforms to the standards
set forth in N.J.A.C. 5:80-26.12, as may be amended and supplemented.

“Affordable development™ means a housing development all or a portion of which consists of
restricted units.

“Affordablc housing development” means a development included in the Housing Element and
Fair Share Plan, and.includes, but is not limited to, an inclusionary development, a municipal
construction project or a 100 percent affordable development.

“Affordable housing program(s)” means any mechanism 1
or implemented to address a municipality’s fair sharc oblj

a municipal [Fair Share Plan prepared =

“Affordable unit” means a housing unit proposed ed pursuant to the Act, credited
pursuant to N.J.A.C. 5:97-4, and/or funded through housing trust fund.

“Agency” means the New Jersey Housing and ge Finance Agency established by P.L.
1983, ¢. 530 (N.J.S.A. 55:14K-1, et seq.).

certified by an Administrative Agent as
a low-incomc houschold or moderate-income It hold.

g, which is in, but not of, the Department of
Community Affairs of the State of at was established under the New Jersey Fair

Housing Act (N.1.S.A. 52:27D-3
partment of Community Affairs.

“Deficient housing unit” means 2 L unit with health and safety code violations that require
the repair or replacement of a majoMBystem. A major system includes weatherization, roofing,
plumbing (including wells), heating, electricity, sanitary plumbing (including septic systems),
lead paint abatement and/or load bearing structural systems.

“Developer” means any person, partnership, association, company or corporation that is the legal
or beneficial owner or owners of a lot or any land proposed to be included in a proposed
development including the holder of an option to contract or purchase, or other person having an
enforceable proprietary interest in such land.

“Development” means the division of a parcel of land into two or more parcels, the construction,
reconstruction, conversion, structural alteration, relocation, or enlargement of any use or change
in the use of any building or other structure, or of any mining, excavation or landfill, and any use
or change in the use of any building or other structure, or land or extension of use of land, for
which permission may be required pursuant to N.J.S.A. 40:55D-1 et seq.

“Inclusionary development” means a development containing both affordable units and market
rate units. This term includes, but is not necessarily limited to: new construction, the conversion

COAH, December 2008 2



of a non-residential structure to residential and the creation of new affordable units through the
reconstruction of a vacant residential structure.

“Low-income household” means a household with a total gross annual household income equal
to 50 percent or less of the median household income.

“Low-income unit”’ means a restricted unit that is affordable to a low-income household.

“Major system™ means the primary structural, mechanical, plumbing, electrical, fire protection,
or occupant service components of a building which include but are not limited to,
weatherization, roofing, plumbing (including wells), heating, electricity, sanitary plumbing
(including septic systems), lead paint abatement or load bearing structural systems.

“Market-rate units” means housing not restricted to low- and moderate-income households that
may sell or rent at any price.

“Median income™ means the median income by houschold size for the applicable county, as
adopted annually by COAH.

“Moderate-income household” means a household with
excess of 50 percent but less than 80 percent of the me

tal gross annual household income in
ouschold income.

“Moderate-income unit” means a restricted uni
household.

“Non-exempt salc”” means any sale or transfcr of o
between husband and wife; the transfer of o i
of a judicial decree of divorce or judicial sep
transfer of ownership between [amilygmg
ownership through an executor’s deeg
court order.

reen former spouses ordered as a result
-t not including sales to third parties; the
s as a result of inheritance; the transfer of
beneticiary and the transfer of ownership by

“Random selection process” me,
selected for placement in af]
applicant over another except
appropriately priced and sized affol®

by which currently income-eligible households are
using units such that no preference is given to one
gses of matching household income and size with an
e unit (e.g., by lottery).

“Regional asset limit” means the maximum housing value in each housing region affordable to a
four-person household with an income at 80 percent of the regional median as defined by
COAH’s adopted Regional Income Limits published annually by COAH.

“Rehabilitation” means the repair, renovation, alteration or reconstruction of any building or
structure, pursuant to the Rehabilitation Subcode, N.J.A.C. 5:23-6.

“Rent” means the gross monthly cost of a rental unit to the tenant, including the rent paid to the
landlord, as well as an allowance for tenant-paid utilities computed in accordance with
allowances published by DCA for its Section 8 program. In assisted living residences, rent does
not include charges for food and services.

“Restricted unit” means a dwelling unit, whether a rental unit or ownership unit, that is subject to
the affordability controls of N.J.A.C. 5:80-26.1, as may be amended and supplemented, but does
not include a market-rate unit financed under UHORP or MONI.

COAH, December 2008 3



“UHAC” means the Uniform Housing Affordability Controls set forth in N.J.A.C. 5:80-26.1 et
seq.

“Very low-income household” means a household with a total gross annual household income
equal to 30 percent or less of the median household income.

“Very low-income unit” means a restricted unit that is affordable to a very low-income
household.

“Weatherization” means building insulation (for attic, exterior walls and crawl spacc), siding to
improve energy efficiency, replacement storm windows, replacement storm doors, replacement
windows and replacement doors, and is considered a major system for rehabilitation.

Scction 3. Affordable Housing Programs

The Township of North Hanover has determined that it will use the following mechanisms to
satisfy its affordable housing obligations:

(a) A Rehabilitation program.

1. Township of North Hanover’s rehabilita
deficient housing units occupied by lo
after rehabilitation, these units will ¢
pursuant to N.J,A.C. 5:28.

m shall be designed to renovate
e-income households such that,
ith the New Jersey State Housing Code

S5

Both owner occupied and rente
funds.

nits shall be cligible for rchabilitation

3. All rehabilitated units
households for a period
the control period wi
control period will

4. The Township of N
to be rehabilitated th
rehabilitation for each unit.

malfy affordable to low- and moderate-income
he control period). ['or owner occupied units
orced with a lien and for renter occupicd units the
ith a deed restriction.

Bver shall dedicate a minimum of $10,000 for each unit
this program, reflecting the minimum hard cost of

5. The Township of North Hanover shall adopt a resolution committing to fund any
shortfall in the rehabilitation programs for the Township of North Hanover.

6. The Township of North Hanover shall designate, subject to the approval of COAH,
one or more Administrative Agents to administer the rehabilitation program in
accordance with N.J.A.C. 5:96 and N.J.A.C. 5:97. The Administrative Agent(s) shall
provide a rehabilitation manual for the owner occupancy rehabilitation program and
a rehabilitation manual for the rental occupancy rehabilitation program to be adopted
by resolution of the governing body and subject to approval of COAH. Both
rehabilitation manuals shall be available for public inspection in the Office of the
Municipal Clerk and in the office(s) of the Administrative Agent(s).

7. Units in a rehabilitation program shall be exempt from N.J.A.C. 5:97-9 and Uniform
Housing Affordability Controls (UHAC), but shall be administered in accordance
with the following:
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i. If a unit is vacant, upon initial rental subsequent to rehabilitation, or if a renter-
occupied unil is re-rented prior to the end of controls on affordability, the deed
restriction shall require the unit to be rented to a low- or moderate-income
household at an affordable rent and affirmatively marketed pursuant to
N.J.A.C. 5:97-9 and UHAC.

it.  If a unit is renter-occupied, upon completion of the rehabilitation, the
maximum rate of rent shall be the lesser of the current rent or the maximum
permitted rent pursuant to N.J.A.C. 5:97-9 and UHIAC.

ili. Rents in rehabilitated units may increase annually based on the standards in
N.J.A.C. 5:97-9.

iv.  Applicant and/or tenant houscholds shall be certificd as income-cligible in
accordance with N.J.A.C. 5:97-9 and UHAC, except that households in owner
occupied units shall be exempt from the regional asset limit.

Section 4. Reserved

Section 5. Reserved

Section 6. Reserved

Section 9. Affirmative Marketing Requirements

(a)

(b)

(©

(d)

(e

Township of North Hanover shall ai lution an Affirmative Marketing Plan,
subject to approval of COAH, compli iith N.JLA.C. 5:80-26.15, as may be amended
and supplemented.

The affirmative marketing p
and/or renters of all majggt
national origin, ances

al marketing strategy designed to attract buyers
minority groups, regardless of race, creed, color,
r familial status, gender, affectional or sexual
orientation, disability$gg mber of children to housing units which are being
marketed by a develope or or owner of affordable housing. The atfirmative
marketing plan is also intend® to target those potentially eligible persons who are least
likely to apply for affordable units in that region. It is a continuing program that directs
all marketing activities toward COAH Housing Region 5 and covers the period of deed
restriction.

Optional. The affirmative marketing plan shall provide a regional preference for all
households that live and/or work in COAH Housing Region [insert number] comprised
of [insert counties).

The Administrative Agent designated by the Township of North Hanover shall assure the
affirmative markcting of all affordable units consistent with the Affirmative Marketing
Plan for the municipality.

In implementing the affirmative marketing plan, the Administrative Agent shall provide a
list of counseling services to low- and moderate-income applicants on subjects such as
budgeting, credit issues, mortgage qualification, rental lease requirements, and
landlord/tenant law.
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(&)

The affirmative marketing process for available affordable units shall begin at least four
months prior to the expected date of occupancy.

The costs of advertising and affirmative marketing of the affordable units shall be the
responsibility of the developer, sponsor or owner, unless otherwise determined or agreed
to by Township of North Hanover.

Section_10. Occupancy Standards

(a)

()

In referring certified houscholds to specific restricted units, to the extent feasible, and
without causing an undue delay in occupying the unit, the Administrative Agent shall
strive to:

{. Provide an occupant for each bedroom;
2. Provide children of different sex with separate bedrooms; and

3. Prevent more than two persons from occupyingg single bedroom.

Additional provisions related to occupancy st
municipal Operating Manual.

ds (if any) shall be provided in the

Section 11. Control Periods for Restricted Own ip Units and Enforcement Mechanisms

(@)

(b)

()

(d)

hA! be in accordance with N.J.A.C. 5:80-
ed, and each restricted ownership unit shall
is Ordinance until the Township of North
requirements however, and prior to such an
election, a restricted ownersh must remain subject to the requirements of N.J.A.C.
5:80-26.1, as may be am pplemented, for at least 30 years.

Control periods for restricted ownersRg ™™g
26.5, as may be amended and supple

The affordability conig

date the initial certified off takes title to the unit.

Prior to the issuance of the inftial certificate of occupancy for a restricted ownership unit
and upon each successive sale during the period of restricted ownership, the
administrative agent shall determine the restricted price for the unit and shall also
determine the non-restricted, fair market value of the unit based on either an appraisal or
the unit’s equalized assessed value.

At the time of the first sale of the unit, the purchaser shall execute and deliver to the
Administrative Agent a recapture note obligating the purchaser (as well as the
purchaser’s heirs, successors and assigns) to repay, upon the first non-exempt sale after
the unit’s release from the requirements of this Ordinance, an amount equal to the
difference between the unit’s non-restricted fair market value and its restricted price, and
the recapture note shall be secured by a recapture lien evidenced by a duly recorded
mortgage on the unit.

The affordability controls set forth in this Ordinance shall remain in cffect despite the
entry and enforcement of any judgment of foreclosure with respect to restricted
ownership units.
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®

A restricted ownership unit shall be required to obtain a Continuing Certificate of
Occupancy or a certified statement from the Construction Official stating that the unit
meets all code standards upon the first transfer of title that follows the expiration of the
applicable minimum control period provided under N.J.A.C. 5:80-26.5(a), as may be
amended and supplemented.

Section 12. Price Restrictions for Restricted Ownership Units, Homeowner Association

Fees and Resale Prices

Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.1,
as may be amended and supplemented, including:

(a)

(b)

(©)

(d)

The initial purchase price for a restricted ownership unit shall be approved by the
Administrative Agent.

The Administrative Agent shall approve all resale prices, in writing and in advance of the
resale, to assure compliance with the foregoing stagelards.

The method used to determine the condoming
assessments shall be indistinguishable bet
owners and the market unit owners.

ssociation fece amounts and special
ow- and moderate-income unit

The owners of restricted ownership unr apply to the Administrative Agent to
increase the maximum sales price fgr the uMgon the basis of capital improvements.
Eligible capital improvements shall at render the unit suitable for a larger

houschold or the addition of a bathroo

Section 13. Buver Income Eligibili

(a)

(b)

Buyer income eligibilj
N.J.A.C. 5:80-26.1, 4

gstrWted ownership units shall be in accordance with
amended and supplemented, such that low-income
ownership units shall be T8 for households with a gross household income less than
or equal to 50 percent of mé®an income and moderate-income ownership units shall be
reserved for households with a gross household income less than 80 percent of median
income.

The Administrative Agent shall certify a household as eligible for a restricted ownership
unit when the household is a low-income household or a moderate-income household, as
applicable to the unit, and the estimated monthly housing cost for the particular unit
(including principal, intcrest, taxes, homeowner and private mortgage insurance and
condominium or homeowner association fees, as applicable) does not exceed 33 percent
of the household’s certified monthly income.

Section 14. Limitations on indebtedness secured by ownership unit; subordination

(a)

Prior 1o incurring any indebtedness to be secured by a restricted ownership unit, the
administrative agent shall determine in writing that the proposed indebtedness complies
with the provisions of this section.
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(b) With the exception of original purchasc money mortgages, during a control period
neither an owner nor a lender shall at any time causc or permit the total indebtedness
secured by a restricted ownership unit to exceed 95 percent of the maximum allowable
resale price of that unit, as such price is determined by the administrative agent in
accordance with N.J.A.C.5:80-26.6(b).

Section 15. Control Periods for Restricted Rental Units

(a) Control periods for restricted rental units shall be in accordance with N.J.A.C. 5:80-
26.11, as may be amended and supplemented, and each restricted rental unit shall remain
subject to the requirements of this Ordinance until the Township of North Hanover elects
to release the unit from such requirements pursuant to action taken in compliance with
N.J.A.C. 5:80-26.1, as may be amended and supplemented, and prior to such an election,
a restricted rental unit must remain subject to the requirements of N.J.A.C. 5:80-26.1, as
may be amended and supplemented, for at least 30 years. -

tal units shall contain deed restriction
r all mortgages on the property, and

(b) Deeds of all real property that include restricted
language. The deed restriction shall have priorj

Administrative Agent within 30 days of t pt of a Certificate of Occupancy.

(©) A restricted rental unit shall re

Ordinance, despite the occurrence of 3 ollowing events:

1. Sublease or assignment of ¢

&,

3. The entry and enforcegaant J

ase Q& the unit;

2. Sale or other voluntary t

ownership of the unit; or

v judgment of foreclosure.

Section 16. Price Restrictions al Units: Leases

(a) A written lease shall be required for all restricted rental units, except for units in an
assisted living residence, and tenants shall be responsible for security deposits and the
full amount of the rent as stated on the lease. A copy of the current lease for each
restricted rental unit shall be provided to the Administrative Agent.

b No additional fees or charges shall be added to the approved rent (except, in the case of
units in an assisted living residence, to cover the customary charges for food and
services) without the express written approval of the Administrative Agent.

(c) Application fees (including the charge for any credit check) shall not exceed five percent
of the monthly rent of the applicable restricted unit and shall be payable to the
Administrative Agent to be applied to the costs of administering the controls applicable
to the unit as set forth in this Ordinance.

Section 17. Tenant Income Eligibility
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(a) Tenant income eligibility shall be in accordance with N.J.A.C. 5:80-26.13, as may be
amended and supplemented, and shall be determined as follows:

1. Very low-income rental units shall be reserved for households with a gross
household income less than or equal to 30 percent of median income.

2. Low-income rental units shall be reserved for households with a gross household
income less than or equal to 50 percent of median income.

3. Moderate-income rental units shall be reserved for houscholds with a gross
household income less than 80 percent of median income.

(b) The Administrative Agent shall certify a household as eligible for a restricted rental unit
when the household is a very low-income, low-income household or a moderate-income
household, as applicable to the unit, and the rent proposed for the unit does not exceed 35
percent (40 percent for age-restricted units) of the household’s eligible monthly income
as determined pursuant to N.J.A.C. 5:80-26.16, as may be amended and supplemented;
provided, however, that this limit may be exceeded it one or more of the following
circumstances exists:

1. The household currently pays more tha
eligible for age-restricted units) of it
proposed rent will reduce its housing

cent (40 percent for households
old incomc for rent, and the

[Xe]

The household has consistently paid mo:
eligible for age-restricted units) BaLc 1
has proven its ability to pay;

an 35 percent (40 percent for households
thly income for rent in the past and

3. The household is currently4

4, The household documen
to supplement the rentgaaym

starl@grd or overcrowded living conditions;

ce of assets with which the household proposes
; or

5. The household dodhl oposed third-party assistance from an outside source
such as a family m8 form acceptable to the Administrative Agent and the
owner of the unit.

(c) The applicant shall file documentation sufficient to establish the existence of the

circumstances in (b)1 through 5 above with the Administrative Agent, who shall counsel
the household on budgeting.

Scction 18. Administration

(a) The position of Municipal Housing Liaison (MHI.) for Township of North Hanover is
established by this ordinancc. The [insert name of the governing body or the chief
executive, if applicable] shall make the actual appointment of the MHL by means of a
resolution [or a letter in the case of a chief executive].

1. The MHI. must be cither a full-time or part-time employee of Township of North
Hanover.

2. ‘'The person appointed as the MHL must be reported to COAH for approval.
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(b)

(©)

(d)

3. The MHL must meet all COAH requirements for qualifications, including initial and
periodic training.

**NOTE: if the MHL position is one that will always be included in the job
description for a particular position in the local staff, e.g. Township Clerk, that
position can be named in this ordinance.

4. The Municipal Housing Liaison shall be responsible for oversight and administration
of the alfordable housing program for the Township of North Hanover, including the
following responsibilities which may not be contracted out to the Administrative
Agent:

i. Serving as the municipality’s primary point of contact for all inquiries from the
State, affordable housing providers, Administrative Agents and interested
households;

ii.  The implementation of the Affirmative Marketing Plan and affordability
controls.

iii. When applicable, supervising any cong&ting Administrative Agent.

iv.  Monitoring the status of all restrict
Fair Share Plan;

v.  Compiling, verifying and submi nnual reports as required by COAH;

vi.  Coordinating meetings wi
Agents, as applicable; and

vii. Attending continui en opportunities on affordability controls,
compliance monitq i
COAH.

The Township of Ng
Committee, subject t
administer ncwly const
N.J.A.C. 5:97 and UHAC.

An Operating Manual shall be provided by the Administrative Agent(s) to be adopted by
resolution of the governing body and subject to approval of COAH. The Operating
Manuals shall be available for public inspection in the Office of the Municipal Clerk and
in the office(s) of the Administrative Agent(s).

shall designate by resolution of the Township
-al of COAH, onc or more Administrative Agents to
ffordable units in accordance with N.J.A.C. 5:96,

**NOTE: If it is decided that an employee of the municipality will act as administrative
agent or if the Housing Affordability Service (HAS) of the Agency is selected, the
determination of such can be included in this ordinance.

The Administrative Agent shall perform the duties and responsibilities of an
administrative agent as are set forth in UHAC and which are described in full detail in
the Operating Manual, including thosc set forth in NJ.A.C. 5:80-26.14, 16 and 18
thereof. which includes:

1. Attending continuing cducation opportunities on affordability controls, compliance
monitoring, and affirmative marketing as offered or approved by COAH;
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Affirmative Marketing;
Household Certification:
Aftordability Controls;
Records retention;
Resale and re-rental;

Processing requests from unit owners; and

N

Enforcement, though the ultimate responsibility for retaining controls on the units
rests with the municipality.

8. The Administrative Agent shall have authority to take all actions necessary and
appropriate to carry out its responsibilities, hereunder.

Section 19. Enforcement of Affordable Housing Regul

(a) Upon the occurrence of a breach of any of the lations governing the affordable unit

, t9nant eviction, municipal fines, a
requirement for household recertification ccejgfation of all sums due under a mortgage,
recoupment of any funds from a sale in th
to prevent further violation of thegag
performance.

(b) After providing written notice
or moderate-income unit an
for such violations, the mun®
Developer or Tenant for ;
scrvice of the written ng

Q !! ioladgn to an Owner, Developer or Tenant of a low-

y may take the following action against the Owner,
that remains uncured for a period of 60 days after

1. The municipality ma court action pursuant to N.J.S.A. 2A:58-11 alleging a
violation, or violations, $the regulations governing the affordable housing unit. If
the Owner, Developer or Tenant is tound by the court to have violated any provision
of the regulations governing affordable housing units the Owner, Developer or
Tenant shall be subject to one or more of the following penalties, at the discretion of
the court:

L. A fine of not more than |insert amount| or imprisonment for a period not to
exceed 90 days, or both. Fach and every day that the violation continucs or
exists shall be considered a separate and specific violation of these provisions
and not as  a continuing offense;

ii. In the case of an Owner who has rented his or her low- or moderate-income
unit in violation of the regulations governing affordable housing units, payment
into the Township of North Hanover Affordable Housing Trust Fund of the
gross amount of rent illegally collected;
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{c)

(d)

(e)

()

iti. In the case of an Owner who has rented his or her low- or moderate-income
unit in violation of the regulations governing affordable housing units, payment
of an innocent tenant's reasonable relocation costs. as determined by the court.

2. The municipality may file a court action in the Superior Court seeking a judgment,
which would result in the termination of the Owner's equity or other interest in the
unit, in the nature of a mortgage foreclosure. Any judgment shall be enforceable as if
the same were a judgment of default of the First Purchase Money Mortgage and shall
constitute a lien against the low- and moderate-income unit,

Such judgment shall be enforceable, at the option of the municipality, by means of an
execution sale by the Sheriff, at which time the low- and moderate-income unit of the
violating Owner shall be sold at a sale price which is not less than the amount necessary
to fully satisfy and pay off any First Purchase Money Mortgage and prior liens and the
costs of the enforcement proceedings incurred by the municipality, including attorney's
[ees. The violating Owner shall have the right to possession terminated as well as the title _
conveyed pursuant to the Sheriff's sale.

The proceeds of the Sheriff's sale shall first
Money Mortgage lien and any prior liens up

pplied to satisfy the First Purchase

ality for any and all costs and
ourt action resulting in the judgment of
violation or the Sheriff's sale. In the even t the proceeds from the Sheriff's sale arc
insufficient to reimburse the municiggl
be personally responsible for and to t}
all costs incurred by the municigality 1

 such deficiency. in addition to any and
onnection with collecting such deficiency. In
the event that a surplus remaing ing all of the above, such surplus, if any, shall
be placed in escrow by the r the Owner and shall be held in such escrow
for a maximum period of s or until such earlier time as thc Owner shall make a
claim with the municip Failure of the Owner to claim such balance within
the two-year period ¢ atically result in a forfeiture of such balance to the
municipality. Any intere d or earned on such balance while being held in escrow
shall belong to and shall be P#d to the municipality, whether such balance shall be paid
to the Owner or forfeited to the municipality.

Foreclosure by the municipality due to violation of the regulations governing affordable
housing units shall not extinguish the restrictions of the regulations governing affordable
housing units as the same apply to the low- and moderate-income unit. Title shall be
conveyed to the purchaser at the Sheriff's sale, subject to the restrictions and provisions
of the regulations governing the affordable housing unit. The Owner determined to be in
violation of the provisions of this plan and from whom title and possession were taken by
means of the Sheriff's sale shall not be entitled to any right of redemption.

If there are no bidders at the Sheriff's sale, or if insufficient amounts are bid to satisfy the
First Purchase Money Mortgage and any prior liens, the municipality may acquire title to
the low- and moderatc-income unit by satisfying the First Purchase Money Mortgage and
any prior liens and crediting the violating owner with an amount equal to the difference
between the First Purchase Money Morigage and any prior liens and costs of the
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enforcement proceedings, including legal fees and the maximum resale price for which
the low- and moderate-income unit could have been sold under the terms of the
regulations governing affordable housing units. This excess shall be treated in the same
manner as the excess which would have been realized from an actual sale as previously
described.

(g)  Failure of the low- and moderate-income unit (o be either sold at the Sheriff's sale or
acquired by the municipality shall obligate the Owner to accept an offer to purchase from
any qualified purchaser which may be referred to the Owner by the municipality, with
such offer to purchase being equal to the maximum resale price of the low- and
moderate-income unit as permitted by the regulations governing affordable housing units.

(h) The Owner shall remain fully obligated, responsible and liable for complying with the
terms and restrictions of governing affordable housing units until such time as title is
conveyed from the Owner.

Section 20. Appeals

Appeals from all decisions of an Administrative Agdfit d®gignated pursuant to this Ordinance
shall be filed in writing with the Executive Directorgt COA

REPEALER

Al Ordinances or parts of Ordinances St herewith are repealed as to such
inconsistencies.

SEVERABILITY

If any section, subsection, se Ase, phrase or portion of this ordinance is for any reason
held invalid or unconstitution3 court of competent jurisdiction, such portion shall be
deemed a separate, distinct and 1 Endent provision, and such holding shall not affect the

validity of the remaining portions thercof.

EFFECTIVE DATE

This ordinance shall take effect upon passage and publication as provided by law.
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REHABILITATION PROGRAM (N.J.A.C. 5:97-6.2)

General Description

Municipality/County: North Hanover, Burlington County

Program Name: Local

Number of proposed units to be rehabilitated: 14

K KK XOXKKX

O O

Information and Documentation Required with Petition

Determination of Rehabilitation Share
Accept number in N.J.A.C. 5:97 — Appendix B; OR
Exterior Housing Survey conducted by the municipality

Information regarding the rehabilitation program on forms provided by the Council. (If relying on
previously submitted 2007 monitoring and/or subsequent CTM update, also check here [X] in lieu of submitting
forms.)

Documentation demonstrating the source(s) of funding

Municipal resolution appropriating funds from general revenue or a resolution of intent to bond in
the event of a funding shortfall

Schedule illustrating how the rehabilitation share will be addressed within the period of
substantive certification

Information and Documentation Required Prior to Substantive Certification

Resolution or executed contract designating an experienced Administrative Agent, and a statement
of his/her qualifications, in accordance with NJ.A.C. 5:96-18

Draft or adopted rehabilitation operating manual that includes a description of the program
procedures and administration including a copy of sample deed restriction and/or lien.

Affirmative Marketing Plan for the re-rental of rehabilitated rental units, in accordance with
UHAC

north hanover rehab doc



Rehabilitation Narrative Section

Schedule:

December 31, 2008 - 2 units completed (or 12.5% of obligation).

October 2009 - Apply for Small Cities grant for 14 additional units to be completed by December 2011

(100% of obligation complete)

2 north hanover_rehab doc
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NORTH HANOVFR MASTER PLAN Land Use Plan Element

LAND USE PLAN ELEMENT

STATUTORY REEXAMINATION OF MASTER PLAN

New Jersey’s Municipal Land Use Law (MLUL), N.J.S.A. 40:55D-1 et seq., requires all
municipalities to reexamine their master plans at least every six years. The purpose of this
requirement is {or municipalities to have regular, periodic reviews of current information and
changing conditions within the municipality in the interest of keeping long-range planning as up-
to-date as possible.

In C.40:55D-89 ot the MLUL, the following language is set forth:

The governing body shall, at least every six years, provide for a general
reexamination of its master plan and development regulations by the planning
board which shall prepare and adopt by resolution a report on the findings of
such reexamination, a copy of which report and resolution shall be sent to the
county planning board and the municipal clerk of each adjoining municipality...

The Township of North Hanover Planning Board adopted an updated Master Plan on July 12,
2006. That Master Plan was based on the previous Plan that was adopted in November of 2000.
The 2006 Master Plan Reexamination made a number of new land use recommendations.

The MLUL requires consideration of five arcas of concern within the statutory reexamination
report. This plan updates one, Land Use, of the Master Plan elements.

CHANGING CONDITIONS

Rapidly changing conditions in North Hanover and the region nccessitate a complete update of
the Land Usc Plan Element even though the Master Plan was updated in July 2006. Some of
these changing conditions are described below:

¢ Ongoing residential development in adjacent portions of Mercer County;

e Public opinion that North Hanover is evolving from a rural community to a more
suburban place;

e The redevelopment in Wrightstown will impact land use in North Hanover;

e The Routc 206 corridor study and build out analysis forecasted sprawl and the loss of
agricultural land if local land use policies remain unchanged; and

e The realization that the current zoning ordinance encourages development and the loss of
open space and farmland.

March 26, 2008 Page 1



NORTH HANOVER MASTER PLAN Land Use Plan Element

DEMOGRAPHIC, ECONOMIC, AND HOUSING PROFILE

Table 1 below shows some key population indicators in North Hanover, Burlington County, and
the neighboring municipalities. The decrease in population in North Hanover from 1990 to 2000
is most likely the result of the realignment of Fort Dix and McGuire Air Force Base that
occurred during the 1990s. (There is some question as to whether the area experienced the
population loss to the degree indicated in the census figures. Nevertheless, these figures are
presented here due to the lack of an alternate data source.) However, this trend of decreasing
population is expected to reverse in response to the planned Megabase and new residential
development. According to Delaware Valley Regional Planning Commission (DVRPC)
projections, the population of North Hanover is expected to increase from 7,347 in 2000 to 8,380
(14.1%) in 2015 and 8,390 (14.2%) in 2025.

Population Population Median % of
Density Age Population
(person/Sq mile) over 65
North 1990 10,094 6.1%
Hanover 2000 7,347 4373 28.7 6.2%
% Change -27.43% o
Wrightstown 1990 3,843 9%
2000 748 425.1 31.2 8.6%
% Change -80.6% -
New 1990 9,412 94%
Hanover 2000 9,744 423.7 32.1 1.3%
% Change +4.5%
Burlington 199¢ 395,066
County 2000 423,394 526.2 37.1 12.6%
% Change +7.2%
Source: 1990 and 2000 U.S. Census

Table 1: Demographic Profile

Some key economic indicators are summarized in Zable 2. The unemployment rate in North
Hanover was a full percentage point higher than the County in 2005. The Sykesville Road area
is in decline with an increasing number of vacant and underused properties. According to
DVRPC projections, the number of jobs in North Hanover is expected to decrease from 782 in
2000 to 757 (-3.2%) in 2015 and 623 (-20.3%) in 2025. However, this downward trend could
reverse as a result of the 2005 announcement of the Megabase which will result in an initial
investment of over $300 million in the bases. The Department of Defensc privatization of its
military housing will rehabilitate units, raze existing substandard units and construct new
housing by 2011.
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NORTH HANOVER MASTER PI.AN

Land Use Plan Flement

| Median Family Per Capita ' Unemployméﬁt % of Families
Income* Income* Rate** Below

Poverty Line*
North Hanover $45,553 $17,580 4.7% 4.4%
Wrightstown $29,375 $14,489 5.5% 22.8%
New Hanover $45,511 $12,140 3.2% 3.2%
Burlington County | $67,481 $26,339 3.7% 3.2%

Sources: * 2000 U.S. Census, Summary File 3 and ** 2005 NJDOL Estimates

Table 2: Economic Indicators

As summarized below in Tuble 3, the value of homes in North Hanover is greater than the
County as a whole. However, in comparison to Burlington County, the percentage of owner
occupied units is significantly lower in North Hanover. This can be explained by the presence of
military families in the area on a short term basis.

Total Median Value of % Owner %
Number of | Owner Occupied Occupied** | Occupied
Housing Homes* kel
Units*
North Hanover 1990 3,317 $166,700 42.4% 96.5%
2000 2,656 $175,000 50.9% 93.6
Wrightstown 1990 1,339 $94,100 19.3% 91%
2000 339 $98,900 25% 92%
New Hanover 1990 834 $121,200 22.4% 91.5%
2000 1,397 $133,200 19% 84.1%
Burlington County | 1990 143,236 $122,000 75.4% 95.3%
2000 161,311 $137.400 77.4% 95.7%

Sourccs: * 2000 U.S. Census, Summary File 3 and ** 2000 U.S. Census, Summary File 1

Table 3: Housing

OVERVIEW

The rural, agricultural character of North Hanover Township is threatened on many fronts,
including increasing market pressures for residential development and the recently announced
“Fort Dix-McGuire-Lakehurst Megabase.” The primary purposes of the Land Use Plan is to
preserve agricultural land in the Township while also concentrating development in the
appropriate areas with existing development such as the Sykesville Road corridor near
Wrightstown and the Cookstown and Jacobstown villages. These dual goals of preserving
agricultural areas while also steering development are complimentary and will accommodate the
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NORTH HANOVER MASTER PLAN Land Use Plan Element

anticipated growth pressures in North Hanover while preserving the rural, agricultural character
of the Township. Four tools are being pursued simultaneously to address these two goals:

State and County Farm Land Preservation Programs: The Township will continue to
work with Burlington County and the State farmland preservation programs to preserve
as much agricultural land as possible through preservation casements and, in some cases,
fee simple purchases of land. North Hanover has already preserved 3,350 acres of farm
land through this process and the success of the program is discussed further under the
current land use section. Despite the success of the farm land preservation programs,
they can no longer be the sole preservation approach in the Township because of the high
cost of farmland preservation as well as its reliance on landowner voluntary participation.
In addition, farmland preservation programs do not address the need to increasc densitics
in the areas targeted for development or redevelopment in North Hanover.

Burlington County/State Transfer of Development Rights (TDR): The Burlington
County Program, initiated in 1989 and the State Program, which began in 2005, provide a
mechanism to manage growth by “transferring” it from areas to be preserved for
agricultural or open space purposes, to arcas which are best suited for development, i.e.,
access to sewer, existing development. The TDR program will provide an important
mechanism to achieve the goals of the Land Use Plan. However, TDR requires many
planning studies and extensive coordination with several State agencies. The TDR
planning process is expensive and typically takes between 3-5 years to implement. North
Hanover faces the very real threat of losing valuable agricultural land to development
pressures during the TDR planning period. This would not only result in the loss of the
agricultural character of North Hanover but could also preclude the successful
redevelopment of the Sykesville Road area. Even though this is a time consuming
process and cannot be the total answer or approach for the Township, North Hanover is
pursuing grant opportunities to begin the TDR planning process, because it does
represent a long term solution to meeting the needs of the community.

Non-Contiguous Parcel Clustering (NCPC): The Municipal Land Use Law gives
municipalities the authority to create a zoning form, which permits density to be
transferred from one parcel to another non-contiguous parcel within a planned
development. This allows for some lands to be preserved while others are developed at
higher densities. NCPC must be undertaken in the context of a planned development and
properties in the sending and receiving arcas must be developed as a single entity. North
Hanover will use this tool to preserve farmland while simultaneously moving forward
with the TDR and farmland preservation processes. The disadvantage is that North
Hanover will have less control over the process than with TDR, but it will serve as a
better interim step while waiting for the TDR process to complete, than to proceed
without using this tool. The end result may be the development of some agricultural land
into residential subdivisions in order to preserve other agricultural areas. While this is
not the vision of the Master Plan or Land Use Plan, it is considered better than the
alternative, which is to maintain the current zoning that encourages uncontrolled
development, while the TDR planning process moves forward. The build out analysis
completed for this plan illustrates the need for revised zoning since it projects that
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approximately 1,000 new homes could be built in North Hanover under the current
zoning. The NCPC is discussed in greater detail later in the Land Use Plan Element.

Sykesville Redevelopment Area: The Sykesville Road corridor near Wrightstown has
been determined to be “an area in need of redevelopment.” This designation will allow
for a redeveloper to be chosen to implement the vision of the Master Plan Reexamination
Report and this Land Use Plan. The area will likely be developed as a mixed-use village
area with a variety of single family lot sizes, multi-family housing, commercial services,
and public uscs. The uses and densities desired for the redevelopment area will require
waste water treatment infrastructure, which is discussed later in this Land Use Element.

STATEMENT OF GOALS AND OBJECTIVES

This Land Use Plan SilppOI‘tS the five goals and twenty objectives listed in the 2006
Reexamination of the Master plan.

Reexamination of Master Plan Goals: The Reexamination of the Master Plan identified that,
within ten to twenty years from 2006, the following would be achieved:

1. Our landscape of fields, forests and small settlements will continue to define our rural
and historic character; and

2. Our natural areas and ecosystems will be protected from pollution, flooding, and
damage to the ecology of wildlife; and

3. Agriculture will continue to be a viable and valuable contributor to our economy and
quality of life enhanced and protected by appropriate zoning; and

4. Areas for shopping, business growth, housing, recreation and public and private
services will meet our needs as residents, workers and visitors; and

5. Our commercial area on Sykesville Road adjacent to Wrightstown will be revitalized
as a village utilizing a “town center” focal point, aesthetically pleasing and
appropriate to the Township, connecting the various and diverse elements with
encircling trails/pathways providing us with a choice to walk/bike from onc arca to
another while minimizing the need for vehicles for shopping, housing, civic functions
and recreation.

Relationship of Land Use Plan Element to Master Plan Goals: The three programs, Non
Contiguous Parcel Clustering (NCPC), TDR, and Farmland Preservation, recommended in the
Land Use Plan Element will directly implement the goals identified in the Master Plan
Reexamination Report and reiterated above. The Plan will preserve the rural character of North
Hanover’s farming and natural arcas as well as the viability of farming through the preservation
of large acreages of agricultural land. In addition, the revitalization of the Sykesville Road area
will also be achieved through the density transfer program. This revitalization will encourage
non-residential ratables, such as commercial, retail, and office uses as well as adding some new
housing and recreational opportunities.
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Reexamination of Master Plan Objectives. The following objectives were 1dentified to help
ensure that the Master Plan achieves the identified goals:

1.

13.

Provide for a range of land uses that include agricultural, residential, professional,
commercial, industrial, public, recreational, and conservation land uses.

Control development intensities and population densities to be appropriate to the
overall character of the Township, its community services and facilities, and the
natural constraints of the environment.

Ensure that development does not conflict with environmental constraints and 1s
adequately served by municipal facilities.

Protect the quality and quantity of the groundwater supply.
Protect stream corridors.

Preserve and restore sites and areas of local, regional and national historic and
cultural value.

Improve the energy efficiency of development, both for individual structures and for
transportation and services within the Township.

Provide opportunities for residential, commercial and industrial resource recovery,
reuse and recycling using collection and processing facilities and procedures that are
located and managed to prevent environmental contamination and other conflicts with
nearby land uses.

Preserve the most productive agricultural soils for farming.

. Recognize and promote the diversity, productivity and long-term sustainability of our

active farms with the intent of making the agricultural industry the highest and best
use of our most productive soils instead of an interim use that gives way to residential
development.

. Buffer new development from farmlands to minimize land use conflicts arising from

the temporary negative aspects of agricultural operations including the generation of
truck and car traffic, noise, odors, lights and dust.

. Define locations and design requirements for new development that minimize

conflicts between new development and nearby land uscs, reduce traffic generation
and minimize the costs of our public services.

Design new housing development in the form of traditional hamlets and villages that
maintain rural character, open landscapes and views, landscaped buffers at the
development perimeter and internal circulation systems for cars, bicycles and walking
that reducc traffic generation on cxisting roads and highways.
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14. Provide locations for public facilities and services that support the existing and tuture
nceds of the Township.

15. Provide locations for recreational facilities that can henefit Township residents of all
age groups in future years.

16. Protect the McGuire AFB flight hazard zone and the McGuire Access Highway (CR
545) from encroachment by housing and by commercial and industrial structures.

17. Provide locations for services, rctail, entertainment and recrcational industries and
professional, high-tech and incubator (“start-up™) type industries that enhance the
Township's economic and property tax ratable base and that may support the “Fort
Dix-McGuire-Lakehurst Megabase.”

18. Maintain an economic development committee advisory to the Joint Land Use Board
to pursue funding sources and programs to finance local initiatives to explore and
promote redevelopment and rehabilitation of vacant and underutilized sites, both
residential and nonresidential, and to facilitate economic development in and
revitalization of the Township.

19. Provide opportunitics for new high-amenity village housing as well as modest,
attractive, affordable housing and mixed-use commercial development in the
proposed redevelopment area on Sykesville Road near Wrightstown.

20. Provide efficient mechanisms that use new development and redevelopment as a
means to preserve farmland and open space in rural areas of the Township, establish
viable commercial areas, and prevent {urther low-density suburban sprawl.

21. Ensure that development is consistent with existing and proposed development of
adjacent communities and those programs proposed by the State of New Jersey and
atfected County governments.

Relationship of Land Use Plan Element to Goals: The Land Use Plan and the proposed density
transfer program supports the objectives identified in the Reexamination Report.

Environment: The Land Use Plan takes into consideration environmental constraints
and preserves environmentally sensitive and important areas such as streams and ground
water resources.

Farming: The interim density transfer and the proposed TDR programs encourage the
preservation of productive agricultural areas and discourage the development of
agricultural land. In addition, the location and design of new development is carefully
chosen to enhance the rural character of North Hanover and be compatible with
neighboring agricultural uses.

Redevelopment: Revitalization of the Sykesville Road Arca will be facilitated through
TDR and redevelopment planning processes. The planned redevelopment will also
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facilitate the economic growth in the Township and build on efforts underway in
neighboring Wrightstown.

Preserve and Restore the Existing Resources: This Land Use Plan recommends a wide
range of land uses that includes agricultural, residential, professional, commercial,
industrial, public, recreational, and conservation. Agricultural and conservation uses are
concentrated in undeveloped areas while growth is focused in the redevelopment zone
along Sykesville Road. All proposed land uses take into consideration environmental
constraints, the protection of the natural environment, as well as the necessary
infrastructure required to accommodate development.

Energy Efficient Development: Future growth will be guided into appropriate areas to
maximize the use of existing infrastructure, minimize land development, and provide
opportunities of efficiencies of scale. The redevelopment plan will strongly encourage
green construction and the use of LEED certified design within any new development. In _
addition, the Township should explore innovative green technologies in the development
of any future wastewater treatment options such as the reuse of grey water for

agricultural uses.

Flight Hazard Zones: These areas within North Hanover should be re-zoned to
conform with federal guidelines.

CURRENT LAND USE

The Existing Land Use Map, Figure 1, illustrates the rural nature of the community. More than
three-quarlers of the Township’s 17.4 square miles of land mass consists of farmland,
agricultural uses and vacant lands. This rural landscape extends into neighboring municipalities
that surround North Hanover. To the casual observer, it is difficult to know where one
community ends and one begins due to the expansive rural nature of the landscape that is
manifested in the form of farmland, woodland, open fields, and meadows that separate
residential development throughout the communities.

Residential development, which consists almost entirely of low-density, detached single-family
dwellings on lots containing one acre or more, exists in concentrations along and in the vicinity
of County Route 537, Jacobstown and the hamlct arca of Amecytown (the central portion of
North Hanover); adjacent to Wrightstown Borough (southwestern corner of the Township); and
adjacent to and in the vicinity of the Cookstown section of neighboring New Hanover Township
(southwestern corner of North Hanover). Pockets of smaller residential developments are
scattered throughout North Hanover. The growth of residential development is a signal that the
rural landscape could disappear in the event more of this typc of development occurs in North
Hanover.

Commocrcial development exists in North Hanover, with most of it located in the southwestern
corner of the community next to Wrightstown Borough along Wrightstown-Sykesville Road.
The majority of this non-residential development occurred years ago to serve active military
bases (Fort Dix and McGuire Air Force Base) in adjacent communitics and function as a rural
center of commerce that was based in Wrightstown and expanded into North Hanover.
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A more extensive breakdown of land use coverage for North Hanover Township is provided in
the following table and shown on Map 1.

Land Use Acreage % of Total
Residential: Single-Family Detached 1,039.53 9.3 %
Residential: Multi-Family 217.47 1.9%
Residential: Mobile Home 108.31 1.0 %
Manufacturing: Light Industrial 6.21 0.1%
Transportation 19.54 0.2%
Utility 91.25 0.8 %
Commercial 102.81 0.9 %
Community Scrvices 189.45 1.7 %
Recreation 173.74 1.6 %
Agriculture 5,696.63 50.9 %
Wooded 3,201.73 28.6 %
Vacant 226.63 2.0%
Water 126.69 1.1 %
Total 11,199.99

Source: GIS data provided by the DVRPC for the year 2000.

Table 4: Existing Land Use

Rural Land Uses: The coverage that contributes toward the rural character of North
Hanover consists of agriculture, wooded, vacant lands and water which, together, total
9,251.68 acres or 82.6 percent of North Hanover’s land mass. The predominant coverage
among the four is agriculture occupying 5,696.63 acres or 50.9 percent of the land mass
followed by woodcd lands that occupy 3,201.73 acres or 28.6 percent of the land mass.
Vacant lands cover 226.63 acres (2.0 percent of the land mass), and water covers 126.69
acres (1.1 percent of the land mass). Together these land uses that make up the rural
character in North Hanover dominate over all other land uses in the community. As of
2007, 3,350 acres of land have been preserved as farmland leaving a balance of about
5,900 acres of agricultural, wooded, vacant, and water arcas that are vulnerable to
development that would transform the community from a rural landscape rooted in
agriculture to a suburban landscape founded on residential development.

Residential Land Uses: Residential development in the form of single-family detached
units, multi-family units and mobile homes cover 1,365.31 acres or 12.2 percent of North
Hanover’s land mass. Of this residential land use coverage, single-family detached units
comprise the majority (1,039 acres or 9.3 percent of the land mass). The multi-family
units, which are primarily military housing, occupy 217.47 acres (1.9 percent of the land
mass) in the southern portion of the community next to McGuire Air Force Base. The
mobile homes are located in the southwestern corner of the Township next to
Wrightstown. This land use coverage occupies 108.31 acres or about 1.0 percent of the
land mass. Given the fact that residential development covers about 12.2 percent of
North Hanover, it is the second most predominant land use in the community.
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Community Scrvices: Community services (municipal and school uses) and recreation
occupy 363.19 acres or 3.3 percent of the municipality’s land mass. This coverage has
most likely increased given the recent construction of a new school located along County
Route 537. Notwithstanding these land uses are the third most predominant based on
percentage of total land mass, they are very minor in terms of actually influencing the
overall landscape. The school, community center, Township offices and Fire Company
are all in Jacobstown.

Other Land Uses: Together, manufacturing, transportation (mostly parking lots),
utilities and commercial uses cover 219.81 acres or 2.0 percent of North Hanover's land
mass. Commercial uses comprise the majority of these uses (102.81 acres or 0.9 percent
of the land mass). Utilities occupy 91.25 acres or 0.8 percent of the land mass.
Transportation uses occupy 19.54 acres (0.2 percent of the land mass) followed by
manufacturing at 6.21 acres (0.1 percent). These land uses are the least dominant and
affect the entire landscape of North Hanover the least, as well.

North Hanover is adjacent to several other small towns that provide local centers in the area.
Wrightstown, in the southwestern comer of the Township, is the area directly adjacent to Fort
Dix. Cookstown, in New Hanover Township, is directly adjacent to the southeast corner of the
Township, and extension of Meany Road. Ameytown and Ellisdale are small communities along
Provinceline Road heading north from Route 537.

The following chart is a comparison of the tax records for the number of parcels by category. It
is clear that as housing parcels increased, vacant parcels decrcascd.

1980 1990 1995 2000 2005
Residence 629 695 803 868 934
Farmhouse 81 80 89 87 85
Farms 150 160 175 171 174
Apartment Units 248 248 232 232 232
Apartment Complexes (2) 10 9 8 10 10
Mobile Home Spaces 011 617 631 631 631
Commercial (parcels) 60 60 61 61 60
Public Schools S 5 5 *5 *5
Charitable 7 7 10 8 9
Miscellaneous 2 2 3 2 3
Vacant (parcels) 221 261 187 137 114
Public property N/A 20 19 19 19

*One local school, four schools on McGuire Air Force Basc
Table 5. Current Land Use (Units)

The development of North Hanover as well as the maintenance of the agricultural heritage is
based upon the soils of the area. Since there are limited public sewer systems in the community,
development is dependent upon soil capacity for septic systems. A review of Seasonal High
Water Tables indicates that approximately 66% of the Township’s 11,123 acres has a water table
greater than six feet. The Township’s current regulations call for 2 to 5 acre lots, depending on
the percolation rate within the Township.
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Approximately 65% of the land in North Hanover is classified as “Prime” soil for agricultural
production. These soils, along with soils in Chesterfield, are some of the best agricultural soils

in Burlington County. There is however, one corner of the Township were the soils are

reasonably good for agriculture but very poor for development. This is the area form Larrison-
Streeker Road, west to Jacobstown-Cookstown Road and the east to the Township line. This
area is approximately 25% of the Township and represents an area of minimal development

possibilities.

The existing zoning in the Township of North Hanover is shown on Map 3. The Township is

currently divided into 6 zoning districts. These arc summarized in the following table:

Existing Zoning

R-A: Single Family Residential/Agricultural (2-5 acre lots)

R-1: Single Family — One Acre

R-2: Residential High Density

C-1: Commercial

C-2: Convenience Commercial

I: Industnal District

Table 6: Summary of Existing Zoning

ENVIRONMENTALLY SENSITIVE AREAS

North Hanover Township’s rural landscape consists of both natural and manmade environments.
Man has greatly influenced North Hanover’s landscape over the years and continues to shape and
alter it. One of the earliest influences of man on the environment is the clearing of forests for
agricultural purposes, and agriculture continues to be an important factor that defines North
Ilanover’s rural landscape. Development, which is almost entirely in the form of low-density,

detached single-family dwellings, continues to change the Township’s rural landscape.

The natural environment is important in defining North Hanover’s rural landscape. Stream
corridors, woodlands and wetlands form edges and boundaries of farmland and fields as well as
housing developments. These natural areas provide habitat for flora and fauna in the Township.

In North Hanover these environmentally sensitive areas are associated with the numerous

streams that flow across the community and, in two instances, form the northern and southern
municipal boundaries for the Township (Crosswicks Creek to the north and the Northern Branch
of Crosswicks Creek to the south). Map 2 shows the locations of steep slopes, floodplains and

wetlands.

The areas and percentages of environmentally sensitive areas in North Hanover are provided in
Table 7. The most abundant environmentally sensitive area consists of freshwater wetlands that
cover 1,942.91 acrcs or 17.3 percent of North Hanover’s land mass. Floodplains affect 12.7
percent of North Hanover by inundating 1,426.73 acres of land during 100-year storms. Steep

slopes are found on 763.76 acres of land (6.8 percent of the Township’s land mass).
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Sensitive Area Acreage % of Township |
100 — yr Flood Plain 1,426.73 12.7 %

Steep Slopes 763.76 6.8 %
Wetlands 1,942.91 173 %

Total 4,133.40 30.7%
Source: NJ DEP and Burlington County GIS data.

Table 7: Environmentally Sensitive Areas

The environmentally sensitive areas mapped in North Hanover represent, for all intents and
purposes, areas that are not developable and/or are greatly restricted in terms of being developed
as regulated by the State of New Jersey. Identifying these areas is important for planning for the
development and preservation of North Hanover Township.

BUILD OUT ANALYSIS

The build out analysis concluded that there are approximately 982 developable lots in the RA
Rural Agricultural zoning district. This development potential of each parcel was determined
based on the parcel sizes, soil types, environmentally scnsitive lands, and dwellings (existing or
lacking) on parcels of land. A mathematical formula taking these factors into account was
developed to determine the build out analysis on a parcel by parcel basis. The full build out
analysis is provided in Appendix A.

The RA Rural Agricultural zoning district is impacted by two types of soils that dictate density
(dwelling units per acre) based on septic suitability: “good soils” permit one dwelling unit per
two acres and “bad soils” permit one dwelling unit per five acres. Good and bad soils are based
on New Jersey Environmental Protection environmental sensitivity data (generally wet and slow
percolating soils) and recent State Development and Redevelopment Plan Cross Acceptance
mapping for the municipality.

PROPOSED LAND USE

Basis for Land Use Plan

The Agricultural Smart Growth Plan for New Jersey (ASGP), which was prepared by the New
Jersey Department of Agriculture in November 2003, summarizes the issue of loss of farmland
relative to farmers® concerns in the following manner:

- Preserving Equity.

- Recognizing the importance of equity [to the farmer], the [New Jersey] State Planning
Commission made it the number-one statewide policy of the State Development and
Redevelopment Plan, adopted first in 1992 and again in 2001.

- The impact assessments prepared by Rutgers University on both plans acknowledge the
need to address equity by using a broad array of programs to prescrve farmland,
including the purchase or transfer of development rights.
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The ASGP indicates that the agricultural community opposes down zoning, large lot zoning and
any other zoning that has the practical effect of large-lot zoning because these zoning practice
fracture and consume farmland, promote land-consumptive sprawl, adversely impact landowner
equity and are counterproductive to the principles of smart growth. The agricultural community
is supportive of equitable and feasible density-transfer methods to coordinate preservation
planning in conjunction with regional growth management.

In order for North Hanover to remain rural by maintaining its agricultural community, it must
instill SDRP smart growth principles and the five ASGP components into its land use planning
and implementation. The Township must continue acquiring the development rights of farmland
through its farmland preservation program, as well as continuing its efforts to acquire important
open space.

North Hanover Township plans to employ innovative conservation planning coupled with
the purchase of development rights programs to consume less land and strike a balance
between preservation and growth. “The American Farmland Trust found the problem
does not lic in growth itsclf, but in wasteful and destructive land use.” North Hanover
Township must avoid making the mistake of establishing a land use planning scheme
under which farmland is consumed at a rapid pace only to be replaced by large-lot, low-
density suburban sprawl.

North Hanover proposes to implement several land use planning techniques that, to be effective,
must be used in tandem with the other components of the ASGP. These planning techniques
taken from the ASGP include:

- Agriculture-friendly zoning — a comprehensive land use practice that coordinates zoning
and land use policy in a proactive way to encourage agribusiness and reduce the
incidence of farmer-homeowner nuisance issues.

- Clustering — a development design technique that concentrates buildings on a portion of
land to allow the remainder to be preserved for agriculture, recreation or environmental
purposes.

- Density transfer — a technique to encourage flexibility regarding density, intensity of land
use and design by engaging landowners in a specific region of a municipality to transfer
density to another region for development at a density that 1s higher than what would be
permitted by the underlying zone without such a transfer, thus preserving the land of the
sending region.

- Lot size averaging — is a simple method to permit flexibility in lot size on a parcel of land
to preserve an area of the parcel of land.

- Transfer of development rights (TDR) — the clustering of development whereby density is
transferred from sending parcels of land that are then preserved to receiving areas where
development is clustered at a higher density than what is permitted by the underlying
zone without the transfer of units from sending areas.

- Planned unit developments (PUD) — a technique for permitting large lots to be developed
in a more flexible way (mixing of land vses, higher densities and design) than allowed by
the underlying zone.
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- Ordinance reform — to encourage more compact growth and mixed-use development
patterns in and around cxisting town centers or in ncw centers.

The central vision of this Land Use Plan is to preserve the agricultural lands while protecting
cxisting landowner equity. This land use vision will be ultimately achicved through the
continued use of Farmland Preservation and eventually TDR, which may take between three and
five years to fully implement. In the meantime, the Township will implement NCPC to preserve
agricultural areas. NCPC is discussed in the following section since it should be implemented
immediately. A discussion of TDR follows that section.

Non Contiguous Parcel Clustering (NCPC) Implementation Plan

The Land Use Plan Map is depicted in Map 4. The only change from the previous Land Use
Plan Map is the addition of the “Military” land use category over the area occupied by McGuire
Air Force Base. This results in an overall reduction in the land area classitied as R-2. This map,
however, does not capture the changes recommended by NCPC. NCPC is a planning and zoning
tool developed to allow for the transfer of density between two non-contiguous parcels. The
non-contiguous parcels must be limited to planned developments and they must be developed as
a single entity.

As discussed earlier, the build out analysis identified 982 developable lots in the RA Rural
Agricultural Area based on existing zone. To implement NCPC, the zoning the RA Rural
agricultural area will be changed to 1 dwelling unit per 25 acres, which is the size generally
agrced upon to support a viable working farm that can support a family. This change will
preserve the agricultural lifestyle in North Hanover and prevent the subdivision of large working
farm areas into large residential subdivisions. In the long term, this area will be the sending or
transfer zone for the TDR program.

The owner of the parcel proposed for preservation must deed restrict, in perpetuity, the land from
further development and may retain ownership of the land holding only the farming or open
space rights of the land. The preserved land may be resold for the express use of only farming or
open space purposes.

Homesteading on the preserved parcel of land should be permitted when the landowner of the
sending parccl retains the corresponding development right(s) for the homestead(s). In other
words, one development right for a single-family dwelling on a one-acre lot that would have
been transferred must be retained to create one homestead on the land that is to be preserved. It
is recommended that one homestead lot be permitted on each additional 40 acres. The
requirement is 40 acres in order to preserve as much farmland as possible. It is recommended
that the existing farm labor housing ordinance be reviewed to exclude homesteading (permanent,
non migrant labor housing.)

In order to address the loss of owner cquity resulting from this zoning change, parcels in the RA
Rural Agricultural zone will have an additional development option, which is NCPC. Under the
NCPC scenario, a developer may purchase credits to develop the floating zone at a greater than
the 1 dwelling unit per 25 acres zoning. The minimum lot size in the floating zone will be one
dwelling unit per acre. North Hanover Township envisions the RA district becoming sending
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areas under TDR. A parcel less than 10 acres in size will retain the original zoning of two to five
acres.

The purchase of one credit from the sending parcel will allow for the development of one
additional unit in the receiving area. This transfer of density will not result in any net increasc in
development in comparison to current zoning in the RA Rural Agricultural Zone. The number of
credits and by-right zoning will be determined by the build out analysis. The following is an
illustration of the density transfer.

100 acre sending farm: all 1'00 acre Float!ng Zone: ('30 buy
preserved (approx 30 credits) right + 30 credits = 60 units)

Floating Zone Density Transfer

In order to illustrate the development options available under NCPC, the following is an example
of development scenarios for two 100-acre farms, Farm A and B:

NCPC Option 1: Farm A (and Farm B) could choose to develop their land at the current
density, which will likely be 1 unit per 25 acres. Under this option no farmland is
preserved.

NCPC Option 2: Farm A could reach an agreement with Farm B to develop the land
based on the former zoning, one unit per two to five acres (soil dependent) by purchasing
all or a portion of the development rights for Farm B (dependent on the size of the
development proposed). Under this option Farm B would be preserved.

Option 2 will retain the majority or all of the equity of the landowner in Farm A, which would
not be possible if the lands were simply rezoned to a lower density development.

The following implementation steps should be taken to implement NCPC:

1. The Township will adopt a Planned Development Ordinance in order to authorizc density
transfers and actions of Land Use Board in approving a single development application.
This step will allow for the development of one parcel in floating zone to be “tied” to a
non-contiguous parcel in the Rural Agricultural zone. NCPC will only be permitted in
the context of a planned development. It is recommended that the parce] to be preserved
be at least 10 acres in size. While 25 acres has been determined the preferred minimum
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size for productive agricultural uses in North Hanover, this 10 acre threshold will permit
maximum participation in the NCPC. A parcel less than 10 acres in size will retain the
original zoning of two to five acres.

2. The Township will also revise the zoning ordinance to reflect the recommended changes
within the Rural Agricultural zone.

3. The Township will evaluate the effectiveness of the NCPC programn at the date of the
next Master Plan reexamination by looking at the number of credits transferred and
development in the floating zones. The NCPC program may be changed or terminated at
this time if the desired agricultural and land owner equity preservation goals are not
being achieved.

These steps will set the stage for the proposed land uses outlined in this plan. However, except
for the zoning changes in agricultural areas, NCPC will not really begin until a developer
proposes a development and wishes to take advantage of the density bonuses available through
NCPC. In order to be eligible to receive density bonuses, the developer would take the following
steps: purchase or obtain a purchase agreement for receiving area; purchase or obtain purchase
agreement for the development rights of the sending area; and seek approval of a General
Development Plan from the Planning Commission. If approved, the Township would preserve
the sending parcel and accept its deed restriction, and allow the receiving parcel to be developed
more intensely than otherwise permitted.

Since the build out analysis utilized in this plan relies on macro level data to determine lot yields,
owners of both the preservation parcel and floating zone must complete a lot yield to determine
the actual number of credits on each parcel based on more detailed information. This lot yield
would be prepared in accordance with existing zoning (2 to 5 acre lots, depending on the
percolation rate within the Township) with an exclusion of environmentally sensitive lands that
would reduce the amount of developable land and provide a greater sensitivity toward preserving
such lands in order to establish the lot yield that could be clustered. The lot yield would be in
compliance with minimum lot size and bulk and area requirements and have no variances,
waivers and design exceptions. Conceptually, the lot yicld would be based on a circle with a
200-foot diameter around each dwelling. The septic and well would be located within this
conceptual circle and there would be no environmentally sensitive land within this area.

Listed below are a number of qualities of this NCPC plan that differentiate it significantly from a
TDR program.

Planned Development: NCPC is only allowed in the context of a planned development.
The developer must own or have a contract to purchase the receiving area land and the
sending area development credits.

Single Entity: The development in the receiving areas and preservation of the sending
areas must be developed as a single entity. Therefore, banking of credits, which is often
part of a TDR program, is not permitted.
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Floating Zones: Clustering is permitted between any two parcels, provided they meet the
minimum lot sizes and other stipulations. In other words, NCPC does not prohibit
development in all agricultural zones.

TDR IMPLEMENTATION PLAN

NCPC is a planning technique designed to preserve farmland while the Township proceeds with
TDR. Under a TDR program, the RA Rural Agricultural Zone would become the sending area.
The difference between the proposed NCPC and TDR plans are that under TDR, development
will be directed to the following three special areas with no or minimal development permitted in
the former RA zone. With the NCPC program, development will continue to be permitted
throughout the Township. The proposed TDR sending arca and three receiving arcas arc shown
inMap 5.

Sykesville Special Zone: While the Land Usc Plan designates three “special zones,”
growth and redevelopment will be encouraged first in the Sykesville Special Zone due to
the substantial need for reinvestment and the availability of infrastructure, namely sewer.
This zone is in the process of having a redevelopment plan drafted which will take into
consideration the sewage capacity. A redevelopment plan will greatly facilitate the
successful revitalization of this arca and will assist in the implementation of TDR. This
area will be developed as a mixed-use village community with a variety of housing types
and commercial uses. Housing will be encouraged on the second story of commercial
uses.

Cookstown Special Zone: The area bordering Cookstown has also been designated as a
special area to receive additional densities and to encourage investment in the area.
North Hanover is exploring waste water treatment options for this area to spur
revitalization and increased densities. A portion of this zone is also envisioned to be a
village community with a mixture of single family homes, town houses, and apartments.

Jacobstown Special Zone: Jacobstown will also be designated as a special zone where
developers can purchase TDR credits to increase densities on lots on the fringe of the
existing village. This higher density development will enhance and compliment this
town center which is currently home to the North Hanover School, community center,
Township offices, and Fire Company. New development will utilize private septic
systems which will restrict the maximum densities permitted and ensure that the density
of the new development is in keeping with the character of the existing hamlet.

The following examples are two development scenarios under the TDR program. Like with the
previous example, both Farm A and B are 100-acre farms.

TDR Option 1: Farm A (and Farm B) could choose to develop their land at the current
density, which will likely be 1 unit per 25 acres. Under this option no farmland is
preserved.
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TDR Option 2: Farm B reaches an agreement with developer/redeveloper in the Special
Zone and, through higher density bonuses, Farm B is able to capture the full equity of the
land. Under this option, Farm B is preserved and the development is “‘sent” to an
appropriate arca.

These options all assume that the Special Zones will be identified in the new zoning as providing
density bonuses for potential builders to encourage farmland preserve though TDR. If this does
not occur, development will not be guided and farmland would be lost with no additional acreage
preserved.

The Township is moving forward with the planning steps required to implement TDR. Several
additional studies are required to implement TDR. The need for upgrades to the existing
wastewaler treatment. systems created by increased densities in Sykesville and Cookstown will
be one important component that will need to be addressed in order to implement TDR. It is
estimated that the neighboring Wrightstown sewage plant has an excess capacity of 65,000 GPD
(see attached Engineer’s Report). This could accommodate a significant portion of the
wastewater generated by the Sykesville Special area. The Jacobstown zone would most likely
continue to utilize individual septic systems.

CONSISTENCY WITH HOUSING ELEMENT

The North Hanover Housing Element and Fair Share Plan was submitted to COAH in November
2005 and revised in August 2000 as part of the Township’s request for Third Round Substantive
Certification. The plan provides an overview of housing related demographics as well as
projections for future residential and non residential growth in order to calculate the Township’s
affordable housing “growth share” which covers the period from 2004-2014. The Township’s
affordable housing obligation is calculated at 8 rehabilitation units, 1 prior round unit and 39
growth share units.

The Housing Element was under COAH review when a January 2007 Appellate Court decision
was issued requiring COAH to revisit the growth share methodology. As a result, to date,
COAH has not granted substantive certification. COAH i1ssued proposed revised Round 111 rules
in January 2008. These rules will not take effect until Junc 2008.

There are a total of 128 affordable units in three existing affordable housing developments in
North Hanover. This exceeds the calculated growth share obligation so no additional affordable
units are planned at this time,

While there is uncertainty about the exact COAH round 111 rules at this time, it is clear that any
new development will generate an affordable housing obligation in the Township. It is
recommended that North Hanover adopt a growth share ordinance that encompasses the entire
Township. This growth share ordinance would require atfordable units in any developments in
the Floating Zonc under NCPC and in recciving arcas under TDR. The inclusionary zoning
requirement and payment-in-lieu fees to should follow COAH’s proposed rules and be updated
when COAH’s Round 111 rules are finalized in June 2008.

In addition to addressing the COAH obligation, the application of the same growth share
ordinance Township-wide will encourage developers to concentratc development into the three
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special areas rather than the floating zones. This is because the cost of developing one
atfordable unit in the special zones at a higher density will be significantly less than the costs in
the floating zone.

CONCLUSION

North Hanover is a rural agricultural community facing development pressurcs that could
permanently alter the character of the community. This Land Use Plan Element acknowledges
that development is coming to North Hanover and recommends mechanisms to channel that
development in order to maximize the preservation of agricultural areas as well as concentrate
development in appropriate areas.

Four primary tools are discussed to achieve the goals. First, North Hanover will continue with
efforts to preserve land through the County and State Farmland Preservation Programs. These
are very successful programs and it is expected that additional land will be preserved through
these programs. Sccond, the Township is drafting the Redevelopment Plan for the Sykesville
Road area in order to ensure that redevelopment occurs in a manner consistent with the
community’s vision of mixed-use, mixed density village community. Third, the Township has
initiated the complex process of establishing a TDR program. This 3-5 year planning process
will create a comprehensive market driven approach to preserving agricultural land and
developing three special receiving zones. NCPC, the fourth tool, can be initiated immediately
and is complimentary to the TDR planning efforts. Prompt implementation of NCPC will
encourage preservation and appropriate development during the TDR planning process.
However, it is not a reptacement for TDR and in the long run will not achieve the same
preservation outcomes that are possible through TDR.
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11. Municipal Housing Resolution

December 2008



North Hanover, Burlington County

WHEREAS, the Governing Body of North Hanover petitioned the Council on
Atfordable Housing (COAH) for substantive certification of its Housing Element and Fair Share
Plan on December 18, 2008; and

WHERFEAS, North Hanover’s Fair Share Plan promotes an atfordable housing program
pursuant to the Fair Housing Act (N.J.S.A. 52:27D-301, et. seq.) and COAH’s Third Round
Substantive Rules (N.JLA.C. 5:94-1, et. seq.); and

WHEREAS, pursuant to N.J.A.C. 5:94-7 and NJ.A.C. 5:80-26.1 et. seq.. North Hanover

he administration of North Hanover's

is required to appoint a Municipal Housing Liaison fo,

of Chapter in Code] 1o provide for the aj tment of a Municipal Housing Liaison to

ram.

NOW THEREFORE Bpe¥gp RFROILVED, by the Governing Body of North Hanover
in the County of Burlingtorfiga fState of New Jersey that [insert name of municipal
employee] is hereby appointe
Housing Liaison for the administration of the affordable housing program, pursuant to and in

accordance with Sections [finsert numbers/ of North Hanover’s [insert name of code] Code.

Monica Zur
Municipal Clerk
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December 2008



NORTH HANOVER TOWNSHIP
COUNTY OF BURLINGTON, STATE OF NEW JERSEY

RESOLUTION 2008-156

RESOLUTION BY GOVERNING BODY OF INTENT TO BOND FOR SHORTFALL

WHEREAS, thc Township of North Hanover in Burlington County has petitioned the Council on
Affordable Housing (COAH) for substantive certification of its adopted housing element and fair
share plan; and

WHEREAS, COAH has determined that the Township of North Hanover must allocate funds to
meet the existing rehabilitation need; and

WHEREAS, the Township of North Hanover anticipates that funding will come from the
following sources to satisfy said obligation: the Department of Community Affairs Small Cities
Program and local Development Fees; and

WHEREAS, in the event that the above funding sources prove inadequate to meet the Township
of North Hanover’s funding obligation, the Township of North Hanover shall provide sufficient
funding to address any shortfalls.

NOW THEREFORE BE IT RESOLVED by the governing body of the Township of North
Hanover in Burlington County, State of New Jersey, that the governing body does hereby agree to
fund any shortfall in its affordable housing program that may arise whether due to inadequate funding
from other sources or for any other reason; and

BE IT FURTHER RESOLVED that said shortfall shall be funded by bonding if there are no

other resources.

st s ot s ok o ok o ok ok ok Kok ok oK K o ok Kk ok oKk

I, Monica L. Zur, Municipal Clerk of the Township of North Hanover, County of Burlington, State
of New Jersey, do hereby certify this to be a true copy of a resolution adopted by the members of the
Township Committec at a regular meeting held on December 18, 2008

Municipal Clerk



